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In 1993 President Clinton requested that Congress
provide new authority to expedite the reuse of military
bases adversely affected Base Realignment and
Closure (BRAC) actions. The result was a new
property transfer method, called an Economic Develop-
ment Conveyance (EDC), which gives greater flexibility
to the Department of Defense (DoD) and affected
communities to negotiate a mutually beneficial property
transfer.

On 4 August 1994 the City of Sacramento, CA, filed an
initial EDC application for the Sacramento Army Depot
Activity (SADA). As amended on 10 November 1994,
the application indicated that Packard Bell Electronics,
Inc., sought to lease over 1 million square feet of
warehouse facilities on the depot. The U.S. Army
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Construction Engineering Research Laboratories
(USACERL, Champaign, IL) was tasked by Head-
quarters, U.S. Army Corps of Engineers to (1) review
the City’s application for compliance with Department
of Defense (DoD) rules implementing the Federal EDC
policy, (2) analyze the findings, and (3) report to the
sponsor. The review group recommended acceptance
of the City's application contingent on specified
clarifications.

Volume 1 of this report comprises an Executive Sum-
mary of the group’s findings. Volume 2 comprises the
EDC application package submitted to the Army by the
City of Sacramento.
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Introduction

Background and Overall Recommendation |

On 2 July 1993 President Clinton announced a major new policy to speed the economic
recovery of communities adversely affected by military base closures or realignments. The
President requested that Congress provide additional authority to expedite the reuse of
closing military bases. Congress provided this new authority (commonly called the Pryor
Amendment) and subsequent amendments as Title XXIX of the National Defense
Authorization Act (NDAA) for Fiscal Year (FY) 1994. Collectively, these new rules are
intended to facilitate the conveyance (transfer) of military real property from the Federal
government to other government agencies (including state, regional, municipal) or the
private-sector to the mutual benefit of all parties.

The Secretary of Defense issued an interim final rule for implementation of the property
conveyance method published in the Federal Register (vol 59, no. 206, 26 October 1994,
pp 53753-53741). This new property transfer method, called an Economic Development
Conveyance (EDC), gives greater flexibility to the Department and the affected
communities to negotiate the terms and conditions of the conveyance if specified criteria
are met.

On 4 August 1994 the City of Sacramento, CA, acting as the Local Redevelopment
Authority (LRA), filed an initial EDC application with the U.S. Army Corps of Engineers
Sacramento District for conveyance of the Sacramento Army Depot Activity (SADA). An
amendment to the application filed on 10 November 1994 indicated that Packard Bell
Electronics, Inc., intended to lease over 1 million square feet of warehouse facilities on the
depot. Subsequently, the U.S. Army Construction Engineering Research Laboratories
(USACERL, Champaign, IL) was tasked by Headquarters, U.S. Army Corps of Engineers
(HQUSACE) to provide a technical evaluation of the entire Sacramento EDC application
package for compliance with the Department of Defense (DoD) interim rule (59 FR 206,
pp 53735-53741). USACERL drafted a proposal for fulfilling the tasking, and the proposal
was accepted on 19 December 1994. This report, including the appendices, comprises
USACERL'’s findings, conclusions, and recommendations.

USACERL'’s overall recommendation is that Sacramento’s EDC
application be accepted by the Army and DoD, subject to the
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clarifications and additional information requested below under
“Review of Application for Completeness” and “Conclusions and
Recommendations.”

Objective

The objective of this study was to provide a technical review of Sacramento’s EDC
application in terms of:

L. Validity of the information provided by the applicant
2. Completeness of the application according to the criteria and factors specified in 59
FR 206, pp 53738-53739, the DoD interim rule.

The report on the technical review was to specify any deficiencies found in the Sacramento
application, and to note how to address those deficiencies.

Tasking and Approach

Technical review of Sacramento’s EDC application was executed by a multidisciplinary
work group formed and managed through the USACERL Technical Assistance Center
(TAC). Most of the group’s work, which included site visits for data collection and
coordination, was accomplished between 19 December 1994 and 17 January 1995.

Validity of the information provided on the EDC was determined following a protocol
specifically developed to evaluate the eligibility of the applicant in terms of criteria
specified in the Pryor Amendment. Using data provided in the EDC application and
supporting documents, as well as data gathered independently by team members,
USACERL evaluated the application according to the criteria and factors specified in the
DoD interim final rule (59 FR 206, pp 53738-53739):

1. Adverse economic impact of closure on the region and potential for economic
recovery after an EDC

2. Extent of short- and long-term job generation

3. Consistency with the overall Redevelopment Plan (i.e., the City of Sacramento’s
Reuse Plan)

4. Financial feasibility of the development, including market analysis and need, and

the extent of proposed infrastructure and other investments
5. Extent of state and local investment and risk incurred
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6. Current local and regional real estate market conditions in the affected area

7. Incorporation of other Federal agency interests and concerns, and applicability of,
and conflicts with, other Federal property disposal authorities

8. Relationship to the overall Military Department disposal plan for the installation

9. Economic benefit to the Federal Government, including protection and maintenance

cost savings and anticipated consideration from the transfer.

Another criterion to be reviewed under the Pryor Amendment is the proposed EDC’s
compliance with applicable Federal, state, and local laws and regulations. While legal
review falls beyond the scope of USACERL’s tasking, the application was reviewed for
consistency with required environmental impact documentation.

Legal review was beyond the scope of the tasking, but USACERL's environmental quality
mission and expertise enabled the review group to add value to the technical review by
assessing the EDC application for consistency with required environmental impact
documentation.

After evaluating the validity of the information provided in the EDC application,
USACERL determined whether the application was complete in terms of the seven criteria
specified in 59 FR 206 (p 53738). These criteria are listed below under “Review of
Application for Completeness.”

Finally, the USACERL review group compiled its findings and recommendations into this
report and a supporting briefing for the sponsor. The report is published in two volumes:

. Volume 1—Executive Summary. The group’s findings are summarized in the body
of the report, with the detailed findings by each Principal Investigator printed in
Appendices A-J.

. Volume 2—Copy of the City of Sacramento’s EDC Application. The first part of
Volume 2 is Sacramento’s initial conveyance application, the Reuse Plan dated 4
August 1994; the second part is Sacramento’s revised EDC Application, dated 10
November 199%4.
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1. EXECUTIVE SUMMARY

The City of Sacramento has developed the Sacramento Army Depot Reuse Plan to enable a
smooth transition from base closure to reuse of the Army Depot property. The proposed
Sacramento Army Depot Reuse Plan describes the history and background of the Army Depot
site, describes the reuse vision, discusses the opportunities and constraints of eht site and
provides a marketing analysis and strategy. In addition the Reuse Plan identifies the demolition
and public conveyance recommendations and describes the preferred land use plan as well as the
- development plan for the site. The following is a chapter by chapter summary of teh Reuse
Plan. '

CHAPTER 2-INTRODUCTION

The Sacramento Army Depot is located approximately 7 miles southeast of downtown
Sacramento. The Depot occupies 485 acres of which 259 acres are developed. The property is
located entirely within the limits of the City of Sacramento. The site has 76 permanent buildings
with approximately 2,942,000 square feet of available industrial/warehouse and office space. The
land uses surrounding the Sacramento Army Depot are mainly industrial, with commercial areas,
residential neighborhoods and vacant land.

Since 1945, the Sacramento Army Depot has served as a primary depot for repair, rebuilding,
and modification, storage and distribution of electronic military equipment. During the Korean
and Vietnam wars, the Depot facilities were expanded to provide additional services during the
war effort. The expanded depot included additional capabilities in repair and maintenance work
in night vision systems, laser systems and electro-optics.

The Base Realignment and Closure Act of 1990 (BRAC II) was proposed and ratified by
February of that year to close or realign 36 additional military bases. These recommendations,
commonly referred to as BRAC '91, placed the Sacramento Army Depot on the closure list. As
stipulated by the Act, the Sacramento Army Depot must be closed no later than July 1997 with
its workload redistributed among other Depot System Command installations and the Sacramento
Air Logistics Center at McClellan Air Force Base. Having ceased its maintenance mission in
April 1994, the Sacramento Army Depot is ahead of schedule and is seeking to dispose of real
property by the Summer of 1995.

The realignment, closure and disposal actions of the Sacramento Army Depot are geared to meet
the strategies and objectives of the BRAC Commission’s 1991 Report to the President. This
includes taking all infrastructure, environmental and real estate actions to follow the necessary
measures to meet regulatory and statutory requirements.
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CHAPTER 3-REUSE VISiON

On April 21, 1992, the Sacramento City Council, by resolution, created the Sacramento Army
Depot .'2use Commission. The staff report accompanying the resolution specified that the
primar zdssion of “w.c Rei se Commission vzas single-fz1d: to increase cconomic development
~activity :n Sacram:.“ro. The mission statement for the Reusz Commission, as suogestec in the
repori, vas as follc - &

7~ produc: - reuse plan which will increase economic and employmen*® opportunities
consistent wih land-use zoning for interim and long-term use

The resolution creating the Reuse Commission outlined the following primary goals for the reuse
plan:

To diversify the Sacramento economy

T> facilitate esnployment of displaced Sacramento Army Depot employees
Ty provide emyloyment oppeuniti=:: for Sacramer.'o’s residernts

To provid: jous which increase income levels for Szcramentans

To s‘-engrhen 4.2 local tax base for Sacramento

To determine hi;;hest and best land use to serve the highest overall return

¥y v v vy vy

Additionally, the resolution specified the following secondary goals:

> To create 2 mu'tipurpose plan, including public uses, that will attract high quality

enterrises
> To cieate a qualiTy environment with compatible us=s
> To b= compatib'e witk lund uses in the sirrounsing area

To maximize th= abilizy to support infrastructure and operational costs

CHAPTER 4-OPPORTUNITIES AND CONSTRAINTS

The closure of the Sacramento Army Depot offers many opportunities for the ertzrprising
developer, as weil ac a range of opportunities for the real estate developer/bioker/investor
and investment banking community. The development of these facilitics offers benefits to the
local community and to the country as a whole by reducing the tax burden ani sparing the
taxpayer the task of funding the operation and maintenance costs of unneeded facilities.
However, the reuse of military facilities may present challenges for the lecal community.

Opportunities presented by the closure include:

> The availability of developable land that has the potential to generate revenue for local
government and create new jobs for the community or can also be put to specified uses
for the benefit of the public.
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Federal funding for planning, infrastructure improvements, "dual-use” manufacturing
products and processes.

Potential to use existing buildings and equipment on-base to attract specific end users.

Availability of a skilled labor pool.

Constraints to the redevelopment of the site include:

>

The industrial zoning and appearance of the site and the surrounding area make
development of non-industrial uses difficult.

Large quantities of developed and undeveloped land are available in the Florin
Perkins\Power Inn Road area. Attractive commercial/office sites are available at
reasonable prices. Demand is low, competition is high.

Many buildings on the Depot are functionally obsolete and/or out of compliance with
Uniform Building Code and the Americans with Disabilities Act (ADA).

Many roads and intersections in the area are operating or will operate at unacceptable
levels of service. Light Rail service near the Depot site is not in RT’s 20-year plan, and
Bus service to the area is currently minimal.

Utilities are currently geared for one end user and do not meet the standards of the City,
County, or the affected utilities.

CHAPTER 5-MARKET ANALYSIS

The Market Analysis for the Sacramento region and the Power Inn/Florin Perkins Industrial
Area resulted in the following findings/conclusions:

»

Demand for commercial and industrial space in the Sacramento Region has declined since
1990 but is still high relative to demand statewide and nationwide. However, western
states like Colorado, Arizona, Nevada, Idaho, and Utah are offering industrial tenants °
excellent facilities at competitive rents with lower state taxes, faster and less expensive
facilities development environments, and less stringent state environmental regulations.

Central Valley areas such as Stockton, Tracy, and Fresno have been attracting large
distributors away from Sacramento with cheaper land costs and lower rents. Safeway
and Transco relocated from Sacramento to Tracy at the beginning of 1993. Thrifty
selected Tracy over Sacramento in its search for 350,000 square feet of warehouse space.




> At year-end 1993, the Power Inn area was indicated to have an industrial vacancy rate
of 18.6 percent. This current vacancy percentage is up frcm 16.4 percent in 1992.

> At the projects offering space on ar industrial gross basis, average rents were found to
be $0.32 per :quare foot fcr warehouse space and $2.67 per square foo! for office space
in a 1992 survey. Composite rental rates at the surveyed industrial projects with tripl=
‘net leases were $0.23 per square foot for warehouse space and $0.58 per square foot fcr
office space.

The Powe: Ian area has a strong existing industrial base, and it is expected tc continue 1o
captre a major share of the Sacramento .egional industria! marx=t in the future. On the basis
of rzcent absorption trends and the availability of land for industrial development, the demand.
potei.‘al for new industrial space in the Power Inn area is projected to average 900,000-

1,000,200 square feet annually over the next 10 years.
An z3gressive prizing structure for leass: and sales should position the Army depot to capture
107 to 15% of the market in this marxe's (approximately '15,00. squace feet per yearj. A

car“ure rate of 10% to 15% is necessary to comple‘e the developmer: plan in a thirty year time-
frajne.

CHAPTER 6-MARKETING STRATEGY

The Marketirg Strategy chapter dizcusses the industries which will be targeted for location at
the Sacramer..0 Army Depot, the competitive advantages which may be empliasized in attracting
these industr: 2s, a brief discussion of the competitive disadvantages of the site, and a discussion
of lease sale terms and other incentives necessary to attract targeted users.

Targeted Industries

The following industries are identified as targeted user groups for the site:
Telecommunications Industry

Food Processing Industry

High Tech Industry

Comparative Advantages of the Sacramento Region
The recent trend to- San Francisco and Los Angeles area electronics firms to move out of these

respective regions to areas with lower costs and better public attitudes toward business, will
allow the Sacramento region the opportunity. to locate several new firms to the area in the near
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future. Firms in both areas have cited high labor and facility costs as the main reasons for their
moves. In addition, they have listed the availability of technical workers as their primary site
selection criteria when looking for new geographical regions to relocate., Land and/or facility
cost is the most important site criteria. when firms are looking at specific sites within
geographical areas. With these factors in mind, it is important to realize how well Sacramento
appears to fulfill these criteria.

To begin, it has been shown that Sacramento possesses a good labor pool in which electronic
high technology companies can draw upon the technical work force they need. Both California
State University at Sacramento and the University of California Davis house engineering
programs in Electrical as well as Computer Science at undergraduate and graduate levels. Sierra
College, possess a program that helps both small and large electronic high tech companies train
and retrain their employees, as well as keep them up to date with advanced technologies.

Low union activity, low costs of unskilled, semi-skilled, and skilled labor, high productivity of
- the region’s work force, relatively low land and living costs, and high quality of life are also
criteria that these firms use when looking for new sites. In addition, the climate of the areza, as
~well as the region’s accessibility to markets, make it an attractive area in which to locate. Ir
all, based on these criteria, Sacramento appears to be competitive with other cities in the state
as well as the country, in attracting firms that desire to expand or relocate.

Market Strategy Conclusions and Implementation

Based on the market datz outlined in the previous chapter, and the targeted tenants, the following
strategy is recommended and incorporated in the Development Plan section:

Pricing for rents

The Market Analysis indicates a rental rate of .24 cents per month. Based on the
limitations of the existing facilities compared to modern warehouse space, the highest
probable market rent for the existing warehouse structures is .17 cents to .18 cents per
month. In order to lease up 115,000 square feet per year, aggressive rates will have to
be offered. For the purposes of this strategy, it is assumed that effective rental rates will
be .12 cents per month. Escalation of rents is projected at 3% per year. This is below
the current market rate escalation of 4% per year - in order to make the rents at the
facility attractive to potential tenants. ‘

Land sales

Land sales are projécted at $1.50 per square feet of improved properties. This results
in a land sale price of $56,250 per net acre. This land price is supported by a review
of comparable sites in this area.
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Targeted industries/tenants

Tr: City Council of Sacramento has targeted the industries identified abcve for
recruitinent to the Sacremento arca. Industries targeted by the City Council provide
hi-h-v-ages and minimal eavironnien:al impacts.

These targeted industries are the focus of recruitment efforts Ly the Sazrament : Area
Trade and Commence Organiz=tion (SACTO) and the State of California’s Sacr:mento
Area Markel 3 Group (SAM). Ircluding the Army D=zpot :iie in thuse ma: .eting
effrrts wiil risolt in additional contacrs with prespective tenants,

Snecial Markesng Initiatives

In addition to :acorporating the Army Depot site into general marketir7 efforts by
SACTO and SAMG, the City vall initiate several specifi- initiztives to prcinote the site.

Tie City wil' establish an Industrial Develcpment Advisory Council to guice the
development of the site, provi!c suggestions or tenants fcr the project from th- Jocal
mirket, and ersure tha* priciry strategie: do not impact the market in tic area. The
Acvisory Council woulc inclucz 5-7 members from the local real estate commun’sy that
are a:tive in the Power Inn irdustrial rrarket. In addition to providing advice ' the
City. members of the Advisory Council would be recruited to invest in the site tiirough
the surchase of parcels.

The City will also prepare a specific marketin'; program for the Army Depot sit for
corporations outside the City. This program will be administered by the Office of
Economic Development.

Sy¢ial Incentives for Development

The. City will provide incentives to attract large-scale tenants that will serve as a catalyst
foi developmen: of the rest of the site. In:entives would include rebates or development
fe::s. contribntions to infrastructure, and o fers of reduced land prices.

The above strategies for marketing improved and ::nimproved sites at the Army Depot need to
walk a f{ine line between bzing too aggressive and not being aggressive eno:gh. A kev
ingredient w a successful program will be taking a long-term perspective. I: is critical that the
Army Dcoot property be disposed of at a pace that the Power Inn submarke! and overall
Sacramen!o industrial market can absorb without undermining values for the foresceable future.
At the same time, the City must be positioned to offer substantial incentives to prospective
tenants that could provide a catalyst for future development on the site.
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CHAPTER 7-BUILDING EVALUATION/DEMOLITION RECOMMENDATIONS

Buildings at the Sacramento Army Depot are an average of nearly 50 years old. Although
rezsonably well-maintained, the buildings are uniformly deficient in terms of compliance with
modern fire safety standards, A.D.A., and current municipal building codes. The Army Depot
buildings may be "grandfathered" with respect to these compliance problems. But newer
buildings with which the Army Depot structures would compete do not have deficiencies nearly
to the same extent.

The large warehouse structures on the site contain 263,000 square feet each or a total of
2,104,000 square feet. This square footage is 71.5% of the total enclosed building area at the
Army Depot (2,942,933 s.f.). These buildings, consequently, represent the greatest potential
value at the site. They are, however, severely obsolete. Their floor-to-ceiling heights are 30-
35% less than modern standards. Lighting is inferior. Sprinklering is inadequate. Thus, while
there is a potential user market for these structures, that market represents a small portion of the
overall market for industrial warehouse space.

The following buildings are recommended to remain for the short to mid-term:

Building | Use Square Footage
244 Warehouse 263,000

248 Warehouse 263,000

253 Warehouse 263,000

257 Warehouse 263,000

320 Maintenance 155 ,4_.'-‘,0

555 Research 110,221

Total 1,317,661

As is discussed in the Development Plan Chapter, some of the buildings slated for demolition
may be leased, in the short-term, to provide income for the desired demolition and infrastructure
improvements. Additionally buildings that have been requested through the McKinney Homeless
Assistance Act would be preserved, if requests are approved, and if arrangements are not made
to relocate the applicants.

CHAPTER 8-PUBLIC CONVEYANCE

The Army and City of Sacramento have received the following requests for property through the
- Department of Defense, Federal, State, Local, and McKinney act screening processes.
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The Department of Defense will maintain 62 acres for military uses. The Army Reserve
Cener wili retain 3G acres, ard the California Nivional Guard will retain 23 acres. An
easement wol be previded te connect through traific to Eider Creek Road.

The U.S. Naval and Marine Corps Reserve Cent: will re*ain 17 acres for reserve units.

Cniifornia Emergency Foodlink has submitted an zoplic2.ion to the Department of Health
acd Human Services for Buildings 221, 243, 2., 245, 246 aud 247, a:d the truck
scales, for food storage an- disiribution and a /ietnam Vetercii’s training pr.zram.
A-proximately 18 acres were requested, including the buildings, pirking arers, and
pefimeter open ar=as.

The Viet Nam Veterans of America have requested Building 140 for a homeless housing
and drug and alcohol rehabilitation facility.

The Sacramento Housing Alliance has requested Buildings 140, 149, 600, 603, 2nd 604
for foodservice, and family housing facilities. '

Operation Santa Claus has requested Warehouse 253, for their food distribution
operation. '

The CDC has requested 30 acres to construct a $260 million reception faci'ity (2080
beds) and a minimum se-urity prison (100 bzds). The facility will consist ¢ 203,000
one-story reception suppert facility, and a 285,700 sq.ft. reception facility in tv."> 5-story
towers.

Caltrans has requested 43 acres to relocate an equipment-shop, Motorized Equipment
Training Academy (META), and the Kingvale Maintenance Academy.

California State University at Sacramento has requested 3 acres that includes Bui'ding
555 for development of a Manufacturing Technology Center and an Insurance Insttute.

The City has requested 18 acres and with buildings to provide a Fire Training Facility.
The City would relocate its current facility off Alhambra Boulevard.

The CSUS Department of Anthropology and Geology has requested one half /3 bays) of
Warehouse 251 for an archaeological repository, research facility and information cente:
This amounts to approximately 4 acres.

The Los Rios Community College District has requested approximately 50,000 square
feet of warehouse space (1 bay) on slightly less than 2 acres. This property would be
used for a district-wide consolidated storage and warehousing facility.

The State Employment Development Department has requested a negotiated sale of
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100,000 square feet of warehouse space and 75,000 square feet of office space on ‘
approximately 5 acres. This property would be used as a consolidated warehouse facility,
and mass mail computer operations print facility.

Department of Defense requests for property on closing military installation are given highest
priority in property disposal. Therefore, the transfers to the Army, California National Guard,
and Naval and Marine Reserve are not subject to the recommendations of the Community’s
Reuse Plan.

The McKinney Homeless Assistance Act provides homeless service providers with the
opportunity to acquire space at closed military installations. Requests for property under the
McKinney Act have priority over State and local requests. Final determination as to the
approval or denial of McKinney Act requests will be made by September 1994. If the Federal
Government approves any of the submitted applications, the City will have to evaluate the impact

" of these conveyances on the overall development plan. McKinney Act applicants would not-be
required to contribute to infrastructure improvements required on the site, and may remove the
most marketable sites from the plan. ’

-The Commission is making the following recommendations with respect to the requests for
Public Conveyance:
> Support the Department of Corrections’ proposed Reception Center.

> Determine by September 1994 whether Caltrans has the ability/willingness to participate
in the infrastructure needed for the project.

> Determine by September 1994, in consultation with the Sacramento Housing and
Redevelopment Agency, whether redevelopment financing can be used to support the
infrastructure costs associated with the CSUS (Manufacturing Technology Center) and
City Fire Department.

> Attempt to accommodate the other applicants tirough leasing arrangements.
CHAPTER 9-PREFERRED LAND USE PLAN

PURPOSE AND INTENT

The Army Depot Land Use Plan is intended to be a guiding framework which will lead the
‘Depot from its role in protecting national security to one which serves the interest of the local
community economically, culturally and environmentally. The opportunity presented at this time
is significant in that the potential benefits to the City are vast, including the economic
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revitalizaticn of the local neighborhood and to the City as a whole, business development, job
creation, ie restoration and preservation of environmentally sensitive zreas and providing public

open space.

The Land 1. ce Plzn take 252 gross acres ('S5 nat) of d=velopable area witnin the 485 totel acres
of the Arn: Dep-»t and converts it to an uitractive light industrizi park wit. apprra:mately
3,000,000 siiuare feet of both new and existing building area. The 295 aet aczes ar~ made up
of 212 acres of industrial/office de 'elopment ar.d 83 acrzs of oper -pace. In aclition. 4 acres
of mrhlic uzes are anticipated. B::ed on City of Sacramento General Flan As:ump: ns, the
projact wili accemmodate approximately 600C emplzyees. The Park encourages - mix of
approoris‘c ures that provides economic diversity, faciitates employment of displac:i1 Army
Depct emrsioyees, provices empioyment opportunities for local residents, provides jobs for
ircreasing income levels and provides a stronger tax base for Sacrumento.

The Land Use P.an includes develcoment standards and design guidelines that: defin: :isiricts
wilain the rause :i2a; spacifics appropriate land #ises within the development; encourss v rew.se
of existing structires fo- building "recycling”; specifies design parameters o: ne'v §'. ot : .3
defines a coutinui s pedestrian circulation system that encourages walldng and alternativ- -1des
of t.ansp<.tztion, ~rovides a strong ‘ree and landscape concept th:.* creates a pedest-i; - <caled
ang tres vauded ¢ivironment; anc, sensitivelv integ.ates natural v cource areas as ope:. Space
witbin th: reuse asza. In additun to the open space discusse.. in the land use pl .., the
reestablishmaent «f a creek channe near the Qid Morrison Creek 2’:gnment will be co- ..dered
as part of a Master Drainage Stud: 10 be co.npleted prior to sale of ;and on the sita. Pre. ninary
informarion provided by the City of Sacramenio UdZlities Department staf. cugge s that
develornent of an on-site creek alignment could solve the existing drainage prc-lems ar.! alsc
provide an attractive environmental enhancement.

Two resioration options have been reviewed by the City of Sacramento. These options are
describ: i below:

Option 1:Complete Diversion Option: Reestablish Morrison Creek near its histeric ali; nment
within the Army Depot Site and provide flow capacity to accommodate existing Morrisor Creek
flows +nd site runoff. This Option would abaadon the use of the existing channel that is 1scated
on the southern perimeter of the site and currently contains all existing creek flows. Natural
vegetation would be provided to enhance the reestablished creek.

Option 2:Ruvanff Only Option: Reestablish Morrison Creek near its historic alignment within
the Army Dzpot Site and provide flow capacity to accommodate sitz runoff only. The existing
concrete chaanel would remain to handle existing creek flows. Nawral vegetation would be
provided to enhance the reestablished creek.

Preliminary informaticn suggests that Option 2 could provide a cost effective means of providing

a solution for existing -ite drainage problems. The future Master Drainage Plar should include
an analysis of a restor:d Morrison Creck alignment.
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PLANS AND POLICIES

The existing General Plan land use designation for Sacramento Army Depot is Public/Quasi-
Public - Miscellaneous. The majority of the lands surrounding the Depot are designated
Industrial and Heavy Commercial or Warehouse. This Plan maintains the existing General Plan
designation for the DoD portion of the property. The natural resource protection areas and little
league field will be designated Parks, Recreation, Open Space. The remaining lands will be
redesignated Industrial. The Industrial designation includes lands designated for most industrial
manufacturing processes and activities.

* ‘The specific entitlement includes a General Plan Amendment of 406+ acres from Public/Quasi-
Public - Miscellaneous to 83.1+ acres of Parks, Recreation, Open Space and 322.9+ acres to
Industrial. ' _

The existing South Sacramento Community Plan designation for the site is Industrial. This
designation is consistent with the proposed land use plan and will remain on the developed
portion site. The Industrial Community Plan designation provides for a wide range of uses that
fall within the industrial category, such as manufacturing, food processing or warehousing. The
natural resource protection areas and little league field will be designated Parks and Open Space.

The specific entitlement includes a South Sacramento Community Plan Amendment of 83.1+
acres from Industrial to Parks and Open Space.

Originally, the site was zoned Heavy Industrial (M-2). Upon the initiation of the Reuse Planning
Process, the site was rezoned to be designated as an interim Special Planning District (SPD).
The existing zoning of the site, therefore, is M-2(SPD). The Interim Special Planning District
addresses allowed and Special Permit uses, as well as performance standards. The Interim
Special Planning District will remain in effect until the City sells the property to a private
developer. Upon sale, the Interim Special Planning District is replaced with the permanent
Special Planning District and specific development guidelines included in the Land Use Plan.
The proposed zoning of the site is Agriculture-Open Space (A-OS SPD) for the natural resource
protection areas and little league field, and Heavy Industrial (M-2 SPD) for the remainder of the
site.

The specific enﬁtlement includes a Rezone of 83.1+ acres from Heavy Industrial (M-2 SPD)
to Agriculture-Open Space (A-OS SPD).
DESCRIPTION OF DISTRICTS

The Land Use Plan includes four districts (Exhibit 1.1.) that allow differentiation between areas
of the Depot. A

1-11




E.{HIBIT 1.1.

Figure 2, Dustnal Areas
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DISTRICT A

The area bordering Fruitridge Road and Florin-Perkins Road, between Attu Street and Fruitridge
Road is defined as District A. The goal of this district is to encourage mixed uses along the
perimeter of the development to take advantage of the high visitility and create a strong visual
image and edge along Fruitridge Road and Florin-Perkins Road. The land uses within the
district encourage a mix of wuses including office, research and development,
educational/vocations/training, retail, and other services. The emphasis is on uses that provide
a distinguished image for the development which take advantage of the excellent visibility,
accessibility to public transit and proximity to the local neighborhoods. District A includes 62.5
acres.

DISTRICT B

The existing warehouse are is defined as District B. The area is defined by the existing
warehouses, bordered by Marshall Avenue on the west, Corregidor Street to the north,
Mindanao Street to the south and Marianas Avenue to the east. As the "heart" of the project,
the area will blend a significant amount of existing buildings into a functional, aesthetically
pleasing and cohesive core for the remainder of the project. The adaptive reuse quality the
historic visual character of the buildings and their proximity to both Fruitridge Road and Florin-
Perkins Road are important consideration within this area. Land uses within District B provide
an appropriate mix to allow the flexibility of uses to utilize the existing warehouse buildings.
Warehouse, light industrial, manufacturing, office, and service uses are encouraged. District
B includes 71.5 acres.

DISTRICT C

- The remainder of the developable area, excluding public conveyance requests, is recommended
as District C. The area is bounded by the Southern Pacific Railroad to the west, Corregidor
Street to the north, the DoD to the South, and Marianas Avenue to the east. Land uses within
this district shall be consistent with industrial-type uses, including office, industrial,
manufacturing, research and development, distribution and warehousing. District C includes
78.4 acres.

DISTRICT D

The area to the west of the existing warehouses and the area to the south of the Department of
Corrections site is District D. This district is an open space area protecting existing sensitive
natural resources and the existing baseball field south of the Department of Corrections. It is
anticipated that active and passive open space uses, pedestrian and bicycle trails and habitat
mitigation will be sensitively integrated in this area. District D has a total of 83.1 acres, which
includes 63.8 acres of habitat preservation, and 19.3 acres for the existing ball field.
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CHAPTELE X 10-DEVELOPMENT PLAN

The underlying assump:ions used for the developement plan arz as foilows:

>

>

79 acres will be eserved for militiry enclav
23 acres will be reserved for open space.

66 Net £ rra1 will be avnilable for the private sector or public agencies that can rrovids
financial coramitments to needed infrastructure. This includes 212 acres for ndv.ie
d=-zl-pment and 54 acres for anticipated public uses.

Land sales will generate $56,250 per net acre for site development costs.

Rent for existing warehouse buildings will be $.12 per square foot per month (NNN).

Targe: for leasing and sales is 115,000 square per year in 0: jer to fully develor e site
wiwnin a 30-year period.

Infrastructure costs projected for the site are $19.2 million.

In sunmary ‘he rzzommerded plan requires public participation of $8.6 millior to sapport

‘demolition ¢ f obsolete structures and replacemer: of sub-standard infrastruciure. It is

recommenced that a redevelopment area b= estatlished in this area to contribute $3.6 :nillicn and
that $5.0 million be requested in federal grants to provide the balance of the fundin_.

The current strategy for developing the Sacramento Army Depot in a timely manner is as
follows:

The City will request title to the property under the Econom.c Development Conveyance
provision of the Pryor Amendment Interim Final Rule.

The City anticipates acceptance of title in May\June 1995.

The City will enter into a Master Lease (as soon as practical) with the Army to control
leasing of the site prior to accepting title.

The Army and the City will work to lease up a sufficient amount of existing space,
before May 1995, to provide the necessary cash flow to cover City exp=nditures for
markedng (which will begir. in November/December 1994) and maintenance and security

(which will begin in May/June 1995).

Once basic cash flow requirements are met, the City will actively pursue grants from the
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Economic Development Administration to provide infrastructure for District A parcels.

Concurrent with efforts to develop basic cash flow requirements, the City will establish
a redevelopment area.

After basic cash-flow is secured, and efforts are initiated to obtain public investment, the
City will begin active marketing of the site to the private sector, and implementing the
public sector development projects on the site.

The focus of the City’s initial effort will be directed at the local industrial development
community.

Implementation of the proposed development plan will involve a partnership with the City

(Planning, Economic Development, Public Works), SHRA, and the private development
~community. '
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2. INTRODUCTION
BACKGROUND
ORIGINS OF THE SACRAMENTO ARMY DEPOT

The Sacramento Army Depot had its origins as the Sacramento Advanced Communications Zone
Depot located on the old California State Fairgrounds at Stockton Boulevard and Broadway.
.Established on December 8, 1941, this depot was assigned to relieve congestion at the San
‘Francisco Port of Embarkation. On April 19, 1945, the U.S. War Department gave
authorization to construct a Signal Depot on Fruitridge Road with its original function being to
provide services and support to Department of Defense (DoD) installations on the west coast.

During the Korean and Vietnam wars, the Signal Depot expanded its facilities to provide
additional services during the war effort. The expanded depot included a $10 million
maintenance shop facility, and additional capabilities in repair and maintenance work in night
vision systems, laser systems and electro-optics. The most notable function of the Depot was its
sole capabilities in the repair and overhaul of lasers, thermal imaging devices and image
* intensification equipment. '

The reorganization of the U.S. Army Logistics System on August 21, 1962, led to the U.S.
Army Materiel Command (AMC) having direct control over the Signal Depot, which was later
renamed the Sacramento Army Depot (SAAD). On June 23, 1973, the AMC merged with the
U.S. Army Supply and Maintenance Command (USAMC) to form the U.S. Army Materiel
.Development and Readiness Command (DARCOM). On March 31, 1977, the Sacramento Army
Depot was assigned to the U.S. Army Depot System Command (DESCOM) which is presently
in charge of SAAD’s activities.

CLOSURE OF THE SACRAMENTO ARMY DEPOT

In the early 1960’s, Defense Secretary Robert S. McNamara proposed the reduction and
realignment of some military bases to streamline the defense budget. Realignment of the bases
involved the shifting of personnel and mission related equipment from one base to another.
While this proposal did not result in any base closures, it did create an awareness of the
feasibility of base closures on Capitol Hill.

Base closure and realignment re-surfaced as an issue after the Vietnam War, which led to the
formation of the Grace Commission in 1983. This panel was created to examine the closure and
realignment of military based operations. The Grace Commission report facilitated future
legislation to reduce military overhead and increase efficiency.

- Supported by the findings of the Grace Commission, Barry Goldwater proposed legislation to
Congress in 1985 to reduce excess military bases. While this proposal was not accepted, it paved
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the way for Defense Secretary Frank Carlucci to establish the Base Realignment and Closure
Commission in 1988. The objective of the Commisc.o1 was to conauct an independent study of
the domestic military base structure and to recommend installations for realignment and closure.
Tte 1988 Commizsion report recommendes the complete or partial closure of excess bases to
reduce militery overhead and increase efficiency.

The Base Closure a5d Realignment Act (BRAC I) was approved in October 1938 and authorized
the closure of 133 military bascs. These i ases recommenced for closure were selected by the
Base keziignment #nd Closure Commission. :

BR:7 1T legislation was propssed and ratified by Congress in Feb vary 1990 in rulign 36
adciiicnal military bases. These recommendations, commonly referred to as BRAC °S!, placec
the sacramento Army Depot on the closure list. As stipulated by the Ar*, Sacrimento Army
Depot has to te closed no later than July 1997. Army Depot workioad we redistributess among
other Depot System Commard irstallations and the Sacramenio Air _ogistics Center at
Mclells+ Air Fore= Base. Having ceased its mainznance wission in April 1:24, the
Sac..me-:0 Armyv Depot is ahead of schedule and is seeking to dispose of real property by the
Summer of 1995.

SITE FEATURES
LOCATICN AND SIZE

The Saciamenty Army Depot is located approximately 7 miles southeast of dowrtown
Sazramento. (See Exhibit 2.1.). The Depot occupics 485 acres of which 252 acres are
developed. The site is bounded by Fruitridge Road on the north, Southern Pacific Railrcad on
the Wcet, Elde: Creek Road on the south and Florin Perkins Road on the east. The property is
located entirc v within the limits of the City of Sacramento.

BUILDINGS

The site has 76 permanent buildings with approximately 2,942,000 square feet of available
industrial/warekouse and office space. (See Exhibit 2.2). The buildings are nearly 50 years old
on average with the warehouses encompassing almost 71.5 percent of the total enciosed building
area on the Lepot. Each warehouse .contains 263,000 square feet and provides a total of
2,104,000 square feet. ' '

SURROUNDING LAND USES
The land uses surrounding the Sacramento Army Depot are mainly industrial, with commercial

areas, residential neighborhoods and vacant land. Exhibit 2.3. shows land uses within a one mile
radius of the center of the Depot site.
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Major industrial facili:ies in the area include:

Procter & Gamble, Air Products, Harrison’s Body and Paint, West Coast Airways, Eastman
Building P. >ducts, Pacific Cerrugated Pipe, Natoma Forest Products. These are also shown in
Exhibit 2.3.

ATCESS TO THE PROJECT SITE

T:.: site has access. l:ss than 2 miles to the north, to the east-west Hivivway 50, the light rail
sta-ions (Power In: 2:d Co'lege Creens) and major surface arterial: _epre:ented by Feiom
Bralevard. 7ickson #ad, Fower Inn Road/Howe Avei.ce ar< Florin Perkins Road. Highway
5C intercor =cts with Business 80/State Highway 99 and Intesstate 5 to the west.

RUSE P .OCESS
ROLE OF 'ME R3(7SE COMMISSION

After reach:g the d cision to close a military base, the Fe.:ral Government relies on local
c.mmunitiz: o for:ivlate a reuse plan for the property. %nis assumption is based on the
p! losophy i3t locsl comm. rities are better equipped to unde: .tand the local economy and help
mitigate the economic impac's ¢f 2 base closurs. The City of “icramento was designated as the
kev local governmunt agency tesponsible to the F-deral G..vernmen: for the reuse of the
Sacramento .army Depot. Because the Sacramento Atmy Depot is located entirely witnin the
limits of the City of Sacramento, the City also has ju-sdiction over land use regulations.

To accomplish a smooth transition from case clesure to reuse of the property, the City of
Sacram=nto establisned a Reuse Comamission to act as a focal point for community adjustme:t
activities related to reuse and for Federal Government interaction with the community. Thz
Commission can also assist in policy formulation on reuse efforts guiding the development of
the reuse plan that is to be eventuaily approved by the City Council.

The Reuse Commission consists of 2n eleven member panel seeking to "produce a reuse pla-
which will increase economic and employment opportunities consistent with land use zoning fcr
interim anc long-term use." The p:imary mission of this Commission is to attract businesses to
the site that will use present workforce and facilities.

The Reuse Commission membership is listed below:

. Mayor - Chair of the Commission

City Council Representative, District 6 - Vice Chair

. County Board of Supervisors Representative, District 5
Tederal Representative, Congressional District 3
Metropelitan Chambe~ of Commerce
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6. Private Industry Council of Sacramento

7. Environmental Council of Sacramento (ECOS)

8. Sacramento Association of Realtors

9. Florin-Perkins/Power Inn Business Association Represeniative
10. Sacramento Central Labor Council

11. Neighborhood Representative

and Ex-officio members:
1. Army Depot Representative
2. Corps of Engineers Representative
3. Office of Economic Adjustment (Office of the Secretary of Defense)
4. City Planning Commission Representative.

REQUIRED STEPS FOR CLOSURE AND DISPOSAL OF THE DEPOT

Infrastructure and Environment: Documentation and Procedures

The realignment, closure and disposal actions of the Sacramento Army Depot are geared to meet.
the objectives of the BRAC Commission’s 1991 Report to the President. This includes takir.z
all infrastructure, environmental and real estate actions to follow the necessary measures to meet
regulatory and statutory requirements.

Infrastructure Adjustments:

The infrastructure of the Sacramento Army Depot was originally built to meet Federal standards.
During the closure and reuse process, studies were conducted to determine the whether the

capacity of existing infrastructure was sufficient to meet the needs of the preferred reuse

alternative, the necessary sizing of infrastructure to accommodate development in the
undeveloped areas of the base and the cost of these infrastructure improvements. The following
infrastructure was evaluated: electrical, gas, water, sanitary sewer, Storm water Sewer,
communications, roads, traffic signals, street lights and railroads. The scope of work for this
study did not include physical inspection to determine the condition of the infrastructure, nor an
estimate of the cost to bring the infrastructure up to applicable City, County, or utility standards.
These conditions studies are currently being initiated by the Army Corps of Engineers. The -
Army is required to dispose of the base infrastructure as a part of the property disposal process.
The City is willing to assume ownership of the infrastructure as part of the Economic
Development Conveyance, if this transfer can be negotiated.

Environmental Cleanup:

The Army Depot is cun’éndy listed on the National Priorities List (NPL) as a Superfund site.
Current law requires the entire facility to be investigated, cleaned and a Record of Decision
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(ROD) signed prior to the disposal of any contaminated parcel of land. Uncontaminated parcels
can be disposed of pror to the Comurehens've Environmental response, Compensation and
Liability Act (CERCLA, 1980) ROD being signed, but not before the EIT ROD siynature. The
signed ROD, which incorporates public comments, allcws for unrestricted 132 of :he property.
This environn.ental investigation process alse requires the preparation ot 2a E:vironmental
Ba:eline Stvey (EPS) and a Finding of Suitability for Transfer (FOST) documzant to assess
environmental condition of the parcel.

The Sacramer.o Army Depot is currently involved in site cleanups of areat requiring
' remediacisn and was the first DoD wesiern installation to sigm a Federa: Facilit; Agreement
GFA) (L-ecember 1988). The FFA is a memorandum of unders.and ng ber~eer th Sacramento
Army Depot, the Environmertal Protection Agency (EPA) and stzte reg:latory ugencies that
idensifies contamination sites and develops strategies for cleanup reriedy selection. The
remediation program is operated under the requirements of the CCRCLA as amended by the
Supe-funi Amendments and Reauthorization Act (SARA, 1986) and the Recource Conservatior.
ar” Recovery Act (RCRA) The Army’s goal is that the Depot site wid be the first DoD
installation to be de-lisied from the NPL in 1996, and to sign the final basewide EIS ROD by
the October 1994, which will facilitate the property disposai process.

The Depot is in the process of remediating contaminated areas as required by the FFA. The
locaton cf the 11 remediattion areas are presented in Exhibit 2.4,

* The Groundwater Trzatment project is a proposed amandment to the South Pos* Groundwater
Treatment Plant ROD to install and operate additional extraction wells offsite.

Reul Estate Disposal Process

The dis~osal process for Army BRAC properties is governed by the 1990 Base Closure Act, the
amended Federal Property and A Iministrative Services Act of 1949 and fec::ral property
management regulations. Under BXAC legi<lation, the Department of D=zfense is retaining
approximately 50 acres and an additional 12 acres that was considered an economic remnant,
This ad+ itional pieve of land is constrained by Morrison Creek and was determined by the Army
and loczl authorities to be uasuitable for a sepsrate transfer to the local community or any other
entity. The deduction of 62 azres from the to2l acreage leaves the Army with 423 acres. or 88
percent of the original land f-r disposal. In addition, the Navy has requested a 17-acre site,
bringing the total land area retained by the DoD to 79 acres.

There are five steps in the base real estate disposal process.
Step one:

Real property not required by the Army is screened with other DoD departments. If no
military requirement exists for the property, it is determined to be excess property.
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Step two:
The excess property is offered to other federal agencies. Unclaimed property is

de'zrmined to be surplus property.

Step three:
S .oius prevarty is screened for homeless assistance pirsuant to the McKinney Act. The
[ ocerty is “wrorted to the Department of Housing a4 Urban Devslopm:nt (HUD) for
a determin.iion of e suitability for homeless assistzze purpuses. The d. .. -mination 15
p-blished ~u a quartei:y basis i the Federal Ferister and applications - nterest arc
evaluated by the Department of Heaith and Hur. Szzvices (HHS).

Step fonr:
Tre remairder of the property is offered to state and iocal agencies/ent - zs. This can
take plzce through a negotiatzd ronveyance to th~ locs1 redevelopinent 2:¢1cy, public
benefit ~o:iveyance, or through the new economic deveiopment conveya. 2aicle.

Step five:
Property is offered for sale to the general public.

The economic development conveyar.ce regulation is based on President Clinton’s Fivz-Part Plan
"A Frogram to kovitalize Bas:  losure Communities”, (July 2, 1993). The Preside..t recognized
that past federal L.ws requirad full mari.t value for bases that were being used fo. i-h creating
ecoromic development, wiii= t :nsferring property for free for specific public use: i.e., health
and education). Tkis lod to the 1mterim final rule, based on the Pryor Amendment, wi. ch enables
the Dol to transfer large a :as of the property for free or at a discount irs 2COnomic
development pirposes to th. local redevelopment authority (the City of S:--amento) if
‘commity development plans meet the criteria for creating jobs and ecciomi. s wuty. The
interim final rule contains a requirement that before an economic development conv2yance can
occur, the disposal agent must solicit expressions of interest for the property, to det~rmine if a
ready market exists for sale under the rapid job creation concept. Since the Sacrar. =nto Army
Depot is a BRAC 61 installation, however, the community has the opportunity to apply for a
waiver of this requirement. The City of Sacramento is proposing to do this in its economic
development conveyance application.

If the military property cannot be sold due to the absence of a ready market, the property wiil
become available for public benefit or economic development purposes. Upon pursuing the
econcmic developm:nt conveyance request, the applicait has to abide by the recoupment
provision whereby fiture p.ofits from a base sale or lease .should be shared betwe -a the
Department of Defense and the local Redevelopment Authority to offset the maintenance and
marketing costs of less desirable parcels cn the Depot.

It should be noted that the public benefit conveyance takes precedence over the economic
development conveyance unless it can be determined that the latter is more appropriate and of
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greater significance in creating economic and employment opportunities in the Sacramento area.

A comprehensive list of documentation required by federal, state and local agencies for the
closure and reuse of the Depot is presented in Table 2.1.

Table 2.1. Document Requirement List for Closure and Disposal of the Sacramento Army

Depot.
DOCUMENT TITLE CRITERIA PURPOSE
Department of Army:
CERFA Report DoD Policy Plan. Envir. Safe Closure
EIS Baseline Studies AR200-1 Current Env. Conditions
NEPA: Disposal/Reuse/EIS NEPA Envir. Based Decision Doc.
Conformiry Statement Clean Air Act '

Biological Assessment
Section 7 Consultation
404(R) Exemption Cert.
Section 106 Compliance
Wetland Preservation

Endangered Species Act
Endangered Species Act
Clean Water Act
Arch.&Hist. Pres. Act
Wetland Pres.-EO

Coord. with Fish & Wildlife

Preserve historic sites

Disposal/Reuse ROD NEPA EIS Record of Decision
Army Materiel Command:

Nat. Resource Mgt Plan NEPA Nat. Resources Mgt Plan
Hist. Resources Mgt Plan Nat. Hist. Pres. Act Hist. Resources Mgt Plan
Clean Air Compl. Plan Clean Air Act Clean Air Compl. Plan

Sacramento Army Depot:

Facts and Figures
Closure/Disposal Sched.
Asbestos Investigation

RCRA Part B
SAAD HWCSA Clos. Plan
SAAD Mitigation Plan

Environmental Baseline Survey
Interim Use:

Reports of Avail. (ROA)
Reporus of Avail. (REC)

Sacramento Army Depot
Sacramento Army Depot
Toxics Sub. Control Act

RCRA
RCRA
RCRA

DoD Policy

Fed Prép M3zt Regulations
Fed Prop Mgt Regulations

Basic Installation Info.
Approximate Sch. of Actions
ID bldgs with asbestos

Haz Waste Geperator Reg't
Haz Waste Stor Fac Closure
SAAD-wide mitigation

Document baseline conditions
prior to reuse

Identify unused property
Record of envir. conmder.

City of Sacramento:
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DCCUMUNT TITLE

CRITEIIA

PURPOSE

Economic impact of SAAD

Reuse [crrastruct. Srudy
Traffic Srudy

rinancirg Study

City Re'se Plan

Envir. Imnract Report

Off. o: ®lanning and Dev

QEA\.:my
OEAArmy
OEA\Army
CEQA
CEQA

ID beaefits to Cummuniry

Reuse exist'g Infrast.
Furure Traffic and Access
Finwnce Reuse Changes
Possible Facility Reuses
Eavir. Impacts of Reuse

Sacremento County:

Remove UST's
Closure Sewer Permits

CA RWQCB UST Regs

RWQCS Requirem~ats
Terminate Sewer Permit

Sac. Metro Air Quality
Management:

Closurs Air P-rmits
Auth. to contruct

Air Qual. Mgt Regs
Air Qual. Mgt Regs

AQHD Requiremeat

Air Cleanup of Contim. Soil

COE Envircamental Branch
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DOCUMENT TITLE

CRITERIA

PURPOSE

Fed Facility Agreement
S. Post Groundwater ROD
Final Basewide ROD

Environmenta] Baseline Survey

Find. of Suit. %r Transfer(FOST)

Tank #2

Prel. Assessment (PA)

Site Investigation (SI)
Remedial Investigation (RI)
Feasibility Study (FS)
Remedial Design (RD)

Oxidation Lagoons

Prel. Assessment (PA)

Site Investigation (SI)
Remedial Inovestigation (RI)
Feasibility Study (FS)
Remedial Design (RD)

Burn Pits

Prel. Assessment (PA)

Site Investigation (SI)
Remedial Investgation (RI)
Feasibility Study (FS)
Remedial Design (RD)
Battery Well, .Exre [raining Area,
Pesticide Mix Area
Remedial Investigation (RI)
Feasibility Srudy (FS)
Remedial Design (RD)

Bldg. 300 Burp Pit
Remedial Investigation (R])
Feasibility Stwdy (FS) -
Remedial Design (RD)

EPA

CERCLA/SARA

CERCLA/SARA

DoD Policy/CERCLA

DoD Requirement

CERCLA/SARA
CERCLA/SARA
CERCLA/SARA
CERCLA/SARA
CERCLA/SARA

CERCLA/SARA
CERCLA/SARA
CERCLA/SARA
CERCLA/SARA
CERCLA/SARA

CERCLA/SARA
CERCLA/SARA
CERCLA/SARA
CERCLA/SARA
CERCLA/SARA

CERCLA/SARA
CERCLA/SARA
CERCLA/SARA

CERCLA/SARA
CERCLA/SARA
CERCLA/SARA

Sch. of Agreed IRP dates
S Post Record of Decision
Final Record of Decision

Determine no health risk prior to
transfer

Fin. of Suit. for Transfer

Identify possible problem
Field Investigation
Detailed Investigation
Public Involvement
Design the Cleanup

Identify possible problem
Field Investigation
Detailed Investigation
Public Involvement
Design the Cleanup

Identify possible problem
Field Investigation
Detziled Investigation
Public Involvement
Design the Cleanup

Detailed Investigation
Public Involvement
Design the Cleanup

Demled Investigation
Public Involvement
Design the Cleanup

COE Real Estate
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DOCULMENT TITLE

CRITERIA

PURPOSE

Screeung

1 Dod Screening

Fec. Agency Scresmung
McKinney Act Screening
State/Local Screcaing and
Zcouomic Develop.u-nt
Couveyance and putiic disposal

Disposai
Concept Plan
Site' Map for Parcelization
Legal Descr. and Apgpraisal
Disposal Plas
Dispasal: Trensfer Dhc.

Interim Use
Outgrant Docutient

Fed Prop Mgt Fegs
Fed Prop Mgt Regs
Fei Prop Mgt Regs
Fec Prop Mgt Reys

Fed Prop Mgt Regs
Fed Prco Mgt Regs
Fed Prop Mgt Regs
Fed P:op Mgt Regs
Fed Prop Mgt Regs

Fed Prop Mgt Regs

D who waats pre :rty
ID who wants pro. -rty
[D who wants pro,seity
ID who wan’s prog:rty for public
beuefit conveyancy/sale

Prelim. Disposal DMlan
Parcel. & Accel. Disposal
ID Area and Valu~
Disposal/Reuse Master Plan
Title, Deed, and otaers

Interim Use Lzose 2armit
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3. REUSE VISION

On April 21, 1992 the Sacramento City Council, by resolution, created the Sacramento Army
Depot Reuse Commission. The staff report accompanying the resolution specified that the
primary mission of the Reuse Commission was single-fold: to increase economic development
activity in Sacramento. The mission statement for the Reuse Commission, as suggested in the
report, was as follows:

Tao produce a reuse plan which will increase economic and employment opportunities
consistent with land-use zoning for interim and long-term use

The resolution creating the Reuse Commission outlined the following primary goals for the reuse
plan:

> To diversify the Sacrafnento economy

> To facilitate employment of displaced Sacramento Army Depot employees
> To provide employment opportunities for Sacramento’s residents

> To provide jobs which increase income levels for Sacramentans

> To strengthen the local tax base for Sacramento

> To determine highest and best Jand use to serve the highest overall return

Addmonally the resolution spemﬁed the following secondary goals:

> To create a multipurpose plan including public uses, that will attract high quality

enterprises
> To create a quality environment with compatible uses
> To be compatible with land uses in the surrounding area
> To maximize the ability to support infrastructure and operational costs

In January of 1993, the Reuse Commission adopted a more specific set of goals and objectives
for the reuse plan. These goals and objectives have been amended slightly since their original
adoption. They are summarized below:




Goal A:

Goal B:

Goal C:

Goal D:

Promote the re-use, revitalization, and diversification of the Army Depot with
special emphasis on industrial development.

Objective 1: Develop a land-use plan for the Army Depot with Industrial uses
by June 1294,

romote and maintain employment opportunities, partictny for the
underemployed, those in need of obtaining a new skill, and th~ ecor.omically
disadvantaged.

Objective 1: Use the Enterprise Zone incentives to encouras: emp.oyers to
implement local hiring practices to employ th: economically
~disadvantaged and underemployed people from the surrounding
South Sacramento arec.

Objective 2: Tue City': Child Care Coordinator shall assess emrizyer/employee
child care needs and establish fz:ilities and programs to meet the
needs of the employees.

Use the Army Depot to expand the local mdustnal base through diversification
and increased manufacturing activities.

Objective 1:  Attract businesses involved with tecycling that will do business in
the Recycling-i/arket Development Zone in which the Army Depot
is located.

Objective 2: Use the Enterprise Zone incentives to encourage manufacturers to
locate at the Army Depot.

Create a safe, efficient transportation network throughout the Army Depot for the
movement of people and goods and integrate it with the existing street system
outside the Army Depot to facilitaie multimodal movement.

Objective 1: Design, construct, and maintain a street system which provides
safe and efficient movemeant of people and goods.

Objective 2: Develop a parking standard range of 1:1,100 to 1:500 square feet
: to support the encouragement of alternative modes of
transportation.

Objective 3: Upgrade existing streets and create additional street connections to
the Army Depot site in order to facilitate the movement of the
automobile and to support other modes of transportation.




Goal E:

Goal F:

Goal G:

Goal H:

Goal I:

Make a special effort to maximize alternatives to the single occupant gasoline
driven vehicle.

Objective 1:

Objective 2:

Encourage and support programs that increase vehicle occupancy.

Require developers and employers to form a Transportation
Management Association which would provide Transportation
Management Plans detailing provisions for alternative
transportation modes that will decrease the demand of the street
system within and leading to the Army Depot.

Promote transit to the Army Depot location to support the employment base.

Objective 1:

Objective 2:

Institute a formal land-use/transit coordination review process with
Regional Transit with the purpose of bringing light rail to the
Army Depot. ' ’

Until light rail transit is available to the Army Depot site, work
with Regional Transit to provide "feeder buses" to the site from
the existing light rail stations.

Provide the necessary infrastructure to support an industrial re-use of the Army

" Depot.

Objective 1:
Objective 2:

Objective 3:

Provide and upgrade sewer, water and utility lines where needed
in the expanded use of the Army Depot.

Develop plans for extension of sewer, water, and utility lines to
areas where such infrastructure is lacking.

Work with new property owners to develop financing arrangements
in order to provide infrastructure improvements.

Achieve economy and efficiency in the provision of services and facilities.

Objective 1:

Objective 2:

Coordinate with utilities and other service providers when meeting
the infrastructure needs for the extension of the infrastructure at
the Army Depot.

Explore ways to use energy-saving measures and principles such
as co-generation in designing new public facilities used in the
production of energy within the Army Depot.

Protect and enhance the physical features and settings that are unique.
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Cbjective 1: The establishment and preservation or diverse kinds oi habitat
should be encouraged rether than the unifcrm landscape
environment.

The Reus: Plan was developed to be consistent with the Reuse Commission policies and the
applicable Genera! Plan a1.d Community Plan policies.

The fellowing sections identify the cxisting City of Sacramento Genera! Plan, and South
Sacramento Community Plon Goals and Policies which are applicable to the intended reuse of
the Sacramento Army Depet:

GTNERAL PLAN GOALS AND POLICYES FROM THE COMMERCE AND INDUSTRY
LiND-USE EL.EMENT

OVERALL GOALS

Goal A: - Promote the re-use anc revitalization of existing developed areas, with special
emphzsis on co.amercial and industrial distacts.

Goal B: Pro-aote new einployment opportunities, partict:larly for the underemployed and
econonuically disadvantag:d.

Goal C: Promote economic vitality and diversification of the local economy.

SPECIFIC GOALS, POLICIES, ACTIONS

Heavy Commercial Warehouse/Industrial Areas

Goal A: Maintain and . strengthen Sacramento’s role as a major west coast
warehousing/distribution center.

Policy 1: Provide arequate land for expansion of existing facilites and
opportunities for new warehousing/distribution activities.

Policy 2: Assist private interests to maintain and strengthen the competitive
advantages of Sacramento’s warehousing/distribution industry.

Industrial/Manufacturing Areas

Goal A: Continue to identify and attempt to minimize potential adverse impacts from
' increased industrial development.
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Policy 1:

Allow industrial development only in those areas where potential
impacts can be expected to be minimized.

Economic Development and Employment Opportunities

Goal A:

Goal B:

Expand local industrial base through diversification and increased manufacturing

activities.

Policy 1:

Develop an industrial development strategy for the City that would
identify: the City’s industrial market segment; City actions
available to diversify the local economic base; and ways to
effectively compete with other industrial lands in the metropolitan
area.

Provide expanded employment opportunities for City residents, particularly the
unemployed and economically disadvantaged. :

Policy 1:
Policy 2:

Policy 3:

Policy 4:

Strongly encourage major employers to incorporate local hiring
preferences.

Provide public support to expand job placement and training
services.

The City shall study methods for encouraging major employers to

incorporate child care facilities and/or programs to help attract
and maintain a productive work force.

Consider giving assistance to industrial projects that promote
employee training or are located in communities with high
unemployment problems.

SOUTH SACRAMENTO COMMUNITY PLAN - GOALS AND POLICIES

- - GOALS

» Encourage new businesses and industries to locate in the Florin Perkins Industrial Area and
in the Luther Drive area, particularly those which are labor intensive and which provide job
opportunities for local residents.

~» Improve the appearance of South Sacramento’s industrial areas, particularly through the
_ continued requirement of landscaped setbacks and fences to screen outdoor uses.
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» Ensure that industrial uses are designated for areas where they will have minima' adverse
impacts on other types of land uses.

» Ensure that industrial uses will have a minimal adverse impact on the environmer:.

POLICIES AND IMPLEMENTATION MEASURES

» Inc1strial developments should be as attractive as possible. All industrially zoned land should
be p'.iced within the M-S or 2-2S zones. Landscap:i~g and fencing or screening of storage,
junk vards or other outside industrial uses should continue to be required and maintained.

Continue to enforce existing setback requirements that require the landscaping, screening
and fencing of industrial activities.

Encourage the use of planned unit developments for large scale industrial development
of 20 acres or more.

» Ensure that industrial uses are located in areas where they will impose few or no adverse
impactc on other uses.

Conci:ntrate new industrial uses in the Florin Perkins area or the Luther Drive area for
light industrial uses.

» Remove obstacles to industrial development throughout the community, in particular, poor
traffic access from freeways and visual blight.

Continue to include road improvements for the Florin Perkins area in the City’s capital
improvements program.

Enforce code violations in the Florin Perkins industrial area.
» Ensure that industrial uses will have minimal adverse impacts on the environment.
Monitor gas drilling operations through the CEQA process.

Prepare mitigation reasures for impacts which cannot be avoided in all industrial areas.




4. OPPORTUNITIES AND CONSTRAINTS

Closure of a military facility presents both opportunities and constraints for the affected
community. Staff research indicates that reuse of defense facilities generally has a positive
impact on a community. Reviewing 25 years of military base reuse, a survey compiled by the
Office of Economic Adjustment, Department of Defense, revealed the following:

4 Communities nationwide have secured civilian reuse of 100 former bases during the
twenty-five years from 1961 to 1986.

> New jobs created (138,138 including 127,889 from new plants and businesses) more than
replaced the loss of 93,424 Department of Defense civilian jobs at the 100 bases.

> Twelve four-year colleges and 33 post-secondary vocational-technical schools or
community colleges with 53,744 students have been established on the former bases.

> Educational uses have been established at a total of fifty-seven former bases with 7,864
high school vocational-technical students and 8,110 vocational trainees. : '

> Industrial and office parks are located at 75 former bases.

> Forty-two former Department of Defense facilities are being used as municipal or general
aviation airports.

Based on the above listed findings, it can be concluded that communities can recover effectively
from base closures. Rather than create a crisis, adjustment can provide long-term opportunities.
The closure of the Sacramento Army Depot offers many opportunities for developers, real estate
brokers/investors and investment banking companies. The development of military facilities
offers benefits to the local community and to the country as a whole by reducing the tax burden
and sparing the taxpayer the task of funding the operation and maintenance costs of unneeded
facilities.

The reuse of military facilities may present some constraints for the local community. The
following section discusses the opportunities and constraints associated with reuse of the

Sacramento Army Depot site. Also discussed are the challenges raised by environmental and
toxic remediation issues associated with the reuse of the site. :

OPPORTUNITIES

> The closure of the Sacramento Army Depot will make 406 gross acres of land available
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for non-Department of Defense (DoD) uses in an infill area of Sacramento. This land
has the potential to generate developmer: which will result in income for the comm:-nity
in the form of property taxes and developer fees. This development has the potentai to
create new jobs for the community.

Funding for Planning Activities at the site is available through the Department of
Defen:>, Office of Sconomic Acjustment (OEA) The City hes already re::ived
$199,005 in gants { ym OFA for rompietion of ar. Environmental Impact Repor.,, an
Iufrastucture and F.nancing Suwely, and a Transpostation Study, as welt as for the
funding of onz full-ti ~e and on¢ part-time positior: assisting the re-.;¢ effort.

F.nding for on-site physical (i.e., infrastructure) improvements is a--ailable through the
Department of Commerce, Eccnomic Development Admin’stration.

Funding is availat e for “dual-use" man:facturing preducts and processes to be developed
or-site. This funding is availatle thinugh the Department of Defense, Technoiogy
Reinvestment Prograni, and the Department of Commerce Acdvanced Technology
Program. ‘

The Public Benefit Convey2nce process associated with base closurz allows for no cost
acguisition »f land an¢ facii ‘ies by state and local 2gencies for specii’<d prposes. The
De;artmen. of Coreration: hzs applied for land to construct a facility whichi wil' tring
a substantial number of pe -manent jobs, constructica jobs, and sec.:ndary jobs to ihe
sur-ounding area. The Cit: of Sacramento Fire Department has requested space t.r a
fire training facility which -viil allow them to expand their operations. Also, Caliromia
Swie University has applied for conveyance of Land and Building space to deveiop a
Manufact.:Zng Te:nology Center and an Insurance Institute. These facilitics will
provide triining and technical assistance and may act ¢ a catalyst for fucure development
at the Deoot.

Operable infrastructure is ir.tact on the developed portion of the base which could be used
on an interim basis while leasing of existing facilities takes place.

Some equipment ur "personal property” which currently exists on the site is being
reserved for reusz and could be attractive to specific end users (i.e. paint b~oths,
sandblasting fscilities, bead blasting facilities, clean rooms).

Depot workers who were recently displaced and have not relocated or found other
permanent cmployment muy provide a skilled labor pool, particularly for dual use
technologies.

The site is in a State Enterprise Zone and a Recycling Market Developrient Zone, which
provides incentives such as Sales Tax credits, Employer Hiring Creit, and Business
Expense Deduction, Net Operating Loss Deduction, Net Iaterest Deduction for Lenders,
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State Procurement Contract Preference, access to the Enterprise Zone Employment
System and SETA funding for required training, Fast Track Permitting, and Location
Assistance.

> The existing buildings on site are, overall, in good structural condition, as per Building
Division study.

CONSTRAINTS

> The Army Depot site and surrounding area is largely industrial in zoning, function, and
appearance. This fact limits the appropriate uses for the site. For example, housing or
destination retail would not be appropriate for the site.

> The Army Depot site is zoned industrial and designated as industrial in the South
Sacramento Community Plan. A Rezone and or Plan Amendment to a different use
would be difficult to justify. :

> In the current market, large quantities of developed and undeveloped land are available.
Attractive commercial/office sites are available at reasonable prices. Demand is low,
competition is high. ~

> Many buildings on the Depot are functionally obsolete, with inadequate clear heights in
the warehouses, and inadequate truck maneuvering space between warehouses. As stated
above, most buildings are in good structural condition, but numerous plumbing and
electrical violations exist. Virtually none of the buildings meet the requirements of the
Americans with Disabilities Act. Many of the smaller structures on the site are
configured to be non-conducive to reuse.

> Light Rail or high-frequency bus service near the Depot site along the California Traction
Railroad right-of-way is reflected in Regional Transit’s (RT) long range Transit Master
Plan. However, development of this corridor for transit purposes is beyond the 20-year
transit planning timeframe. Bus service to the area is currently minimal, with one bus
line providing 30 minute interval service on Power Inn Road, with two daily stops at the
Depot itself. RT is presently considering a new bus rout to seerve the Army Depot site.
This new route would operate with 30 minute frequencies along Florin-Perkins,
Fruitridge, and Power Inn Roads and Folsom Boulevard in a'clockwise direction, linking
the Army Depot site to both the Power Inn and College Greens light rail stations. If this
new route is approved by the RT Board of Directors, revenue service will commence in
September 1994. :

> Utilities are currently geared for one end user, and are owned by the federal government.

Therefore utilities do not, or may not, meet standards for privately owned multiple
parcels. It is feasible that a private entity could take over control of infrastructure, at
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Jeast in the short term, but this is not likely. Conaitions studies for all utilities will be
performed prior to transfer of these utilities to app:opriate entites.

Cost o7 extending water systems to the 11 parcels specified in the Develop:ment Plen 18
estima'=d to be $1,126,875.00. The City will assume cunirol of the existing water
systems, for interim use, until necessary improvements -...n be funded.

Cost of extending sewer systems to the 11 parcels specified in the Development Plan is
estim: rcd to be $1,403,000.00. The City will assume control of the scwer systems, for
interin: use, until necessary improvements can be funded.

Cost o! #tendirz storm drainage systems to ihe 11 parcels specified ir. the “<velopment
Plan is sstimated to be $1,511,362.5. The City will assume control ¢ the storm
drainage systems, for interim use, until ;ecessary improvements can be funded.

Cost of =xtending electrical systems to the 11 parcels specified in the Development Plan
is estimated to be $1,875,000.00. The City will assume cortro: of the electrical systems,
for interim use, until necessary improvements can be funded.

Cost of extending natzral gas systems to the 11 parcels specified in the Development Plan
is estimated to be $1,187,500.00. The City will assume control of the natural gas
systems, for interim use, until necessary improvements can be funded.

The estimated cost for constructing new underground communications systems is
esiimated at $600,000 to $900,000. The City will assume control of the communications
systems, for interim use, until necessary improvements can be funded.

A streat lighting system would cost about $450,000-$550,000.

Traffic signals cost approximately $125,000 to $175,000 and at least two will be
necessary. :

The total cost of infrastructure upgrades, ircluding an allowance for interior parcel
expenditures, is sstimated to be $19,229,760, «ir $1.62 per net square foot.

There are four applicants for Property urder the McKinney Act, these ap;.licants are
requesting developed property, which could be used for private development and yield
property taxes and developers fees. These applicants will nct be required to pay a fair
share fcr infrastructure imiprovenients. The financial burden on the remainder of the
property will therefore be increased.

Several additional ag plicants for public conveyance have expressed interes in the site.

These include Caltrans, Los Rios Community College District and Calirornia Stuic
University, Sacramento Archaeology and Anthropology Department. Theze applicants
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propose few new jobs for the area, and would increase the financial burden for
infrastructure improvements to the rest of the site, as described above for the McKinney

Act applicants.

- Traffic volumes in both directions along Highway 50 between Power Inn Road/Howe Avenue
and Watt Avenue average 134,000 vehicles per day. Among the surface streets, the heaviest
traffic was reported in the vicinity of Power Inn Road and Folsom Boulevard. Daily traffic
counts average 25,200 on Power Inn Road to the south of Folsom Boulevard and 35,000 on
Folsom Boulevard east of Power Inn Road. Comparatively, travel on Florin Perkins Road
averages 18,250 vehicles daily. Concerning the Power Inn Road/Folsom Boulevard intersection,
it should be noted that the proposed grade separation at this location is expected to alleviate
potential traffic congestion problems in the future.

~ RT’s light rail system, which started operation in 1988, includes 18 miles of track traversing the
Sacramento area in a V-shaped route from downtown Sacramento. One extension follows
Interstate 80 through North Sacramento and the other extends along Highway 50 towards Rancho
Cordova. Average weekday LRT ridership in terms of boardings is approximately 24,000
passengers. The number of boardings at the Power Inn and College Greens Stations averages
438 and 555 per day, respectively. The most significant near-term improvement program is for
the completion of double-track construction along both routes within the next two to three years.
Longer range plans (1966 and beyond) call for extending the northern line to Antelope Road and
expansion of the southern line paralleling Highway 50 an additional nine miles to Hazel Avenue.

ENVIRONMENTAL CONSTRAINTS

In addition to the infrastructure concerns discussed above, several other environmental issues
will need to be addressed as part of development of the site.

TRAFFIC

The Draft Environmental Impact Report prepared for the Reuse Plan cites many off-site road
segments and intersections in the study area which will operate below Level of Service C either
currently, or at General Plan Buildout. Operation below Level of Service (LOS) C is considered
a significant impact. Some of these impacts may be "overridden" by the Sacramento City
Council, with a determination that mitigation is infeasible, due to insufficient funding or
inadequate right of way. For those impacts that are rot overridden, the City’s department of
Public Works will determine the share of responsibility that the project has for these impacts,
and landowners will be assessed a share of the cost of these improvements.

AIR QUALITY

The Sacramento Area is considered a Non-attzinment Arez 1n terms of Feceral and State
Ambient Air Quality standards. As a result, the Federal Government cannot transfer prope:iy
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to the local community until it is determined that the Community’s Reuse Plan meets
"Coniormity " regulations. Essentially this amounts to a no net increase in air emissions as
deterrmined by EPA. The Army Corps of Engineers has determined a maximum emplsyment
number of 4,000 which will meat conformity for the proposed industria: us:. The City’s
propor2d lenid use plan has designated sulficicni open space to keep employme. leveis at or
below :his cap. '

BIOLOGY

In order to transfzr property to the locil community or to private ownership, the Reuvse Plan
must satisfy-the + »quirements of the US Fish and Wildlife service for protection of endingered
species and wetland habitat. The Sacramento Army Depot is home to the Burrowir.; Owl which
is a Calif..rnia Species of Special Concern, and the Fairy Shrimp, which is a federzlly pioposed
Ennange+2d Spezi::. There are alse vernal pools on the depot site which must bs protested or
mitigateu. In response to these concerns, the Reuse Plan is prornsing a 63.8 ac - area ~hich
wi'i be designates open space and will be reserved for protect': 1 of these natui,’ resowrces.
Gui.ielines for protection of this 7 rea will be included in the Spr<i«: Planni:g distric or th:< site,
ar:d will be included in a Memorandum of Understanding between the Army Corps of Enguicers
ana the Citv of Sacramento.

DRAINAGE/HYDROLOGY

The Sacramento Army Depot site drains into Morrison Creek, which empties into Beach Lake.
Preliminury studies have shawn tiat there are drainage and flood control issues involved in any
pl~aned -edevelopment of if * Army Depot site, particularly to the extent that this development

increases impervious surfaces on the site. These problems are summarized below:

1. Iradequate carrying capacity of receiving stream (downstream flooding or Morrison
Cizek),

2. Inadequate storage capacity of receiving water body (flooding at Beach-Stone Lzl.cs), |

3. Sub-standard drainage infrastructure (possible flooding or lowland areas within the Depot
site), anc

4, Pollution of storm water runoff (pollutants washed from the Depot site into Morrison
Creek).

The solutions to these problems will require the improvement, enlargement or replacement of
the Depot’s existing drainage system and the construction of new storm water management

facilities.
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Drainage improvements will required prior to approval of new development on the Army Depot.
Studies completed to date have indicated that mitigation measures will be required to minimize
drainage and water quality impacts from future site development. Necessary mitigation measures
could include parcel by parcel detention facilities or developer participation in a mitigation fund
for a comprehensive Army Depot site detention facility.

Following Reuse Plan approval, but prior to any deed transfer of land, the sale or transfer of
infrastructure to appropriate utilities must occur. The City would likely assume ownership of
the site drainage infrastructure. As a condition of the City accepting this transfer, a Drainage
Master Plan will be required for the site. This Master Plan will include recommendations for
site drainage solutions.

RESTORATION OF MORRISON CREEK

One solution to existing site drainage problems is the restoration of Morrison Creek within the
Army Depot site. Preliminary information provided by the City of Sacramento Utilities
Department staff suggests that development of an on-site creek alignment could solve the existing
drainage problems and also provide an attractive environmental enhancement.

Two restoration options have been reviewed by the City of Sacramento. These options are
described below:

Option 1: Complete Diversion Option: Reestablish Morrison Creek near its historic
alignment within the Army Depot Site and provide flow capacity to accommodate
existing Morrison Creek flows and site runoff. This Option would abandon the
use of the existing channel that is located on the southern perimeter of the site
and currently contains all existing creek flows. Natural vegetation would be
provided to enhance the reestablished creek.

Option 2: Runoff Only Option: Reestablish Morrison Creek near its historic alignment
within the Army Depot Site and provide flow capacity to accommodate site runoff
only. The existing concrete channel would remain to handle existing creek flows.
Natural vegetation would be provided to enhance the reestablished creek.

Preliminary information suggests that Option 2 could provide a cost effective means of providing
a solution for existing site drainage problems. The future comprehensive Army Depot Drainage
Plan should include an analysis of a restored Morrison Creek alignment.

TOXICS

The toxic cleanup effort being undertaken by the Army, in coordination with State and Federal
EPA, as well as the Sacramento Regional Water Quality Control Board, will leave the site free
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of any health hazard toric contamination. All remediation will be underway and remediations
property is projected to be disposzble by May 1995, All remed:iaticr. should be complete by
1996. The one excepuon to this is the cleanup of groundwater contamination, scheduled for
- completion in 2001. U.:til groundwater cleznup is coripleted, the groundwater treatment facility
locates at ruilding 661 will not be available Sor disposal.  Also, easements will need to be
granted for numerous groundwater testing welis unt! iemediation is complete. Finally deed
restriciion: will be placed on two remed.ation areas; the South Post Burn Pits, and t!.=. Oxidation
Lagoons (Gee Exhibit 2.4).
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5. MARKET ANALYSIS

The Power Inn area has a strong existing industrial base, and it is expected to continue to
capture a major share of the Sacramento regional industrial market in the future. On the basis
of recent absorption trends and the availability of land for industrial development, the demand
potential for new industrial space in the Power Inn area is projected to average 900,000-
1,000,000 square feet annually over the next 10 years.

Based on the total projected demand for the Power Inn sub market, the estimated sales/leasing
potential for space at the Sacramento Army Depot is 115,000 sq. ft. per year. This figure is used
for projections in the Development Plan.

Throughout the post World. War II era, the California economy has sustained virtually
unimpeded growth. The state continued this track record of growth right through the 1980s.
But in the 1990s, this remarkable 45-year expansion ended. For the first time in recent memory,
unemployment rates exceeded the national averages and housing, the seemingly unstoppable
engine of wealth creation in the state, actually lost value precipitously in many areas. Instead
of leading the nation out of economic decline, California and the rest of the west coast remain
mired in recession, while most of the nation is into the third year of expansion.

The economic problems elsewhere in the state and the western region also beset the Sacramento
region. After two decades of very strong growth, the local economy went into a recession in
1990 that it has yet to shake off. From 1975 to 1990, area population increased at an average
annual rate of over 3 percent. Since then, population increases have averaged under 1.5 percent
for the four-county region. |

Unlike the coastal urban areas, however, Sacramento never lost its image as an attractive place
to do business. This region enjoys the same sunny climate as the rest of the state, but housing
costs are relatively low, the possibility of earthquakes is remote, the work force is
well-educated, and traffic congestion is limited. Thus, the Sacramento area is poised for growth
once the rest of the state returns to economic health. In the next four years, population is
projected to increase in the Sacramento region at a 2.5 percent rate, almost as fast as in the
booming 1980s.

It is especially noteworthy that historical population expansion in the Sacramento area can be
attributed mostly to in-migration rather than natural increase. Overall, it is estimated that net
migration accounted for 75 percent of the area’s population growth in the past several years.
Much of this in-migration resulted from increasing job opportunities and the fact that
Sacramento’s housing continued to be more affordable than other major population centers in
California. Statistics on home sales compiled by the Sacramento Association of Realtors showed
a median home price of $137,000 as of mid-1994. Comparatively, the median selling prices
of homes in the State of California and the San Francisco Bay Area are $200,000 and $265,000,
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respectively.

Growth in Sacramento County was responsible for nearly 70 percent of the four-county
Metropolitan area’s populaticn increase over the past decade. Tne fiial court from th2 1950
Census indicated a total population of 1,041,219 for Sacramente Count-. The population of the
City »f Sacrarmento in 1990 was shown to be 369,365, or 35.5 percent of Sacremento County's
total populaticn.

As of the 199C Ceasus daie, the total population for the five-mile radius around the Army D=pot
site w5 310,119, The comresponding ligere in terms of ho.seholds was 1:’.‘,277. The
populztion growth rate in the subject area was 19.7 percent.

Regior-al employment growth patterns are extremely important with respect to assessing the
marxe’ soteriials for new comm..~cial and indiirial space. Over the past decade, Metropolitan
Sacra:-:=nto’s »mployment base record2d imprezsive grow :, ¢i,.ibing from 427,000 in 1280 to
638,3.73in 1990. Between 1985 and 1399, total cmpleyme: 't grew by «a average of 27,120 iobs
annuaily coinipared 1< 15,140 jobs annually in the preceding five-year period.

Of particular interest. despite weaknzss in the statewide and national economies, ~mployr.=nt .
growti in Mztropolitan Sacrameatn continued z: a relatively strong pace from 1879 thiough

1990. Overal! employment was shown to have :acreased by 27,600 during 1999 ve.-:1z 25,900

in 198>, H:rwaver, the effect of :h- economic downturn on employment levels in ¢ .cizmeato

became mor.: clearly =vident fro~: +he trend Zata for 1991. Between December. 1920 and

Decemter, :951, the number of jobs in Metropolitan Sacramento declined by 5, 70<.

Support fo private sector commarcial office space is generated by job growtn traceable
princinally ‘o expansion in the tv..: major ce'egories of finance: insurance and real e:tate; and

~services em:.'oyment. Within the Sacramento Metropolitan Statistical Area (MSA), thz number
of jobs in these categories as of 1590 totaled 183,400, or 28.7 percent of the area’s =mployment
base. This equates to a ratio of 123.8 office-related jobs per 1,000 population. Comparatively,
the statewide ratio is 145.1 office-rciated jobs per 1,000 population.

Demar:l for industrial space is mostly associated with firms engaged in manufacturing and
warel; ;:i3ing/distribution activities. The manufacturing sector of Sacramento’s employment base
includes 45,600 workers, represznting only 7.1 percent of all jobs, in contrast to 16.0 percent -
for the State of California. An encouraging sign, however, is that manufacturing employment
in Metropolitan Sacramento has been growing more rapidly than total employmeus since 1980.

Warehousing/distribution jobs are included within the wholesale trade employment category and
the trucking and wareh.:using subsector of the transporiztion employment category. In 1990,
the Sacramento Metropulitan Area had 29,000 wholesa'e trade jobs and 9,800 trucking and
warehousing jobs. Likc manufacturing, growth in jobs rclated to warehousmg/dlstnbut]on was
shown to be more rapid than the rate indicated for the overall employment base.
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Government employment, accounting for almost 30 percent of all jobs, is still the leading source
of employment in the Sacramento area. Historically, it has provided a stabilizing influence to
the region’s economy. In numerical terms, public sector employment represented a total of
185,000 jobs in 1990. By jurisdiction, this total was comprised of 30,000 Federal jobs, 85,100
State jobs and 69,900 local (County and City) jobs.

SUMMARY OF CONCLUSIONS

> Demand for commercial and industrial space has declined but is still high relative to
demand statewide and nationwide. However, western states like Colorado, Arizona,
Nevada, Idaho, and Utah are offering industrial tenants excellent facilities at competitive
rents with lower state taxes, faster and less expensive facilities development
environments, and less stringent state environmental regulations.

> Also, Central Valley areas such as Stockton, Tracy, and Fresno have been attracting
large distributors away from Sacramento with cheaper land costs and lower rents.
Safeway and Transco relocated from Sacramento to Tracy at the beginning of 1993.
Thrifty selected Tracy over Sacramento in its search for 350,000 square feet of
warehouse space. ‘

> During the recession, the competition picked up between the Sacramento Industrial
market and other areas. This heightened competition has shown no indication of
slackening which will keep pressure on individual rent levels and land values.

INDUSTRIAL MARKET ANALYSIS

This section addresses the potential for industrial development in the market area of the Army
Depot site. In order to determine the nature and depth of demand for industrial space, analyses
were made of overall vacancy and absorption trends in the Sacramento Metropolitan Area,
characteristics of the local area’s industrial base and current market conditions. For analytical
purposes, the primary competitive industrial market area of the Army Depot site is considered
to be represented by the Power Inn area which is generally bounded by Highway 99 on the west,
Bradshaw Road on the east, Highway 50 on the north and Gerber Road on the south.

OVERALL INDUSTRIAL MARKET TRENDS

Data concerning existing industrial space inventories, vacancy rates and leasing activity by major
submarket areas within Metropolitan Sacramento as of the year-end 1993, are presented in Table
5.1. Overall absorption and vacancy trends for the Power Inn area and the Sacramento area as
a whole during the 1985-1991 period are shown in Table 5.2. The Sacramento Metropolitan

Area currently comprises an industrial base of 100 million square feet. At the end of 1993, the
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inventory of available industrial space was reported to total 12.9 million square feat, reflecting
an areawide vacancy factor of 12.9 percent. By building tvpe, vacancy rates were 12.8 percent
for warehouse or standard industrial space and 13.7 percent for high-tecn/flex spacz. The latter
refers to space that is suitable as either industrial or office space. These figures are illustrated
on Tavles 5.3 and 5.4.
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Table 5.1.
Sacramento MSA 1993 Year-End Industrial Market
Total Market Building Summary

Ares # of Total Tota] Market | % Vacancy % Vacant % Change from
Bldgs Sq.Ft.’ Vacant Space | Year-End 93 }j Year-End 92 Year-End 92
Power Inn 522 15,812,505 2,947,688 18.6% 16.4% 1 2.2%
West Sacramento 332 13,249,171 1,210,013 9.1%. 99% -0.8%
Sunrise/Rancho Cordova 568 16,365,303 2,364,805 14.5% 14.7% 0.2%
Richards Boulevard 107 4,829,588 843,185 17.5% 16.4% 1.1%
Downtown 199 6,312,087 279,800 4.4% 49% 0.5%
Yolo County/Woodland 120 8,569,130 608,264 7.1% 12.1% -5.0%
Northgate/Natomas 196 7,701,598 1,435,197 18.6% 20.4% -1.8%
Tribute Road 253 5,487,259 690,197 12.6% 89% 3.7%
Roseville/Rocklin 76 3,183,917 335,790 10.5% 11.2% 0.7%
McClellan/N Highlands 171 5,789,112 867,257 15.0% 15.4% 0.4%
South Sacramento 278 8,335,282 779,473 9.4% 10.7% -1.3%
Placer County 73 3,576,028 527,073 14.7% 12.7% 2.0%
El Dorado County 31 779,398 0 0.0% 83% -8.3%
Total 2,926 99,990,778 12,888,742 129% 133% 0.4%

Statistical summary includes industrial buildings with 4,000 or more square feet of net reatable space.
Leasing activity on the following pages is calculated for deals of 4,000 square feet or more.
Owner/User sales are calculated into the Leasing Activity.

Source: CB Commercial and Udewitz Associates
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Table 5.3

Sacramento MSA 1993 Year-End Industrial Market

Warchouse Market Building Summary

Area # of Total Warchouse Vacancy % Vacant % Change from
Bldgs Sq.Fr. Total Vacant | Year-End 93 || Year-End 92 { Year-End 92
Power Inn 505 15,440,583 2,884,248 18.7% 15.9% 2.8%
West Sacramento 319 12,979,204 1,148,045 8.8% 9.9% -1.1%
Sunrise/Rancho Cordova 416 12,245,440 1,903,885 155% 149% 0.6%
Richards Boulevard 106 4,728,588 843,185 17.8% 16.5% 13%
Downtown 196 6,268,887 277,800 44% 55% -1.1%
Yolo County/Woodland 116 8,487,539 608,264 7.2% 12.2% -5.0%
Northgate/Natomas 146 6,651,170 1,316,610 19.8% 19.3% 0.0%
Tribute Road 231 5,124,401 668,890 13.1% 8.4% 4.7%
Roseville/Rocklin 46 2,318,074 133,088 5.7% 7.5% -1.8%
McClellan/N Highlands 155 5,379,221 722,546 13.4% 15.0% -1.6%
South Sacramento 269 7,861,236 692,089 88% 10.0% -1.2%
Placer County 70 3,427,528 510,453 149% 12.4% 2.5%
El Dorado County 13 437,356 0 0.0% 23% 0.0%
Total 2,588 91,349,227 11,709,103 12.8% 129% 0.1%

Warechouse/manufacturing buildings include distribution and manufacturing facilities with less than 25% office built out.
Statistical summary includes industrial warchouse/mfg buildings with 4,000 or more square feet of net rentable space.
Leasing activity is calculated for deals of 4,000 square feet or more.
Owner/User sales are included.

Source: CB Commercial and Udewilz Associates
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Table 5.4

Sacramento MSA 1993 Year-£nd I+ tustrial Market
Flex Murket Building Surmary

Area # of Total Flex Totel Vacancy % Vacant | % Chang: frm
| ] ‘Bldgs Sq.F. Vacant Ycar-Bnd 93 || Year-End 92 | Year-Bri 92
Power inn 17 372,322 63,440 17.545% 43.2% 2 1%
West Sacramento 13 269,967 61,968 23.0% 9.3% 12.7%
Sunrise/Ranche Cordova 152 4,119,863 466,920 11.2% 142% SN
Richards Boulevard 1 101,000 0 0.0% 6.8% €.3%
Mowntevm 3 43,200 2,000 4.6% 5.6% -1v%
“alo C. unty/Woodland 4 81,591 0 0.0% 0.0% 0.0.%
Northy1ie/Natomrs 50 1,050,428 118,787 11.3% 25.4% -14.1%
Tribut. Road 22 362,858 21587 59% 13.7% 7. %
Roseviile/Rocklin 30 865,843 202,702 27.4% 22.1% 12%
McCle'lan/N Fiighlands 16 409,891 144,711 35.3% 222% 174 %

Youth Sacram=nto 9 474,046 87,384 18 4% 21.2% -8

Yleear County 3 145,500 16,620 11.2% 20.4% JO0%
El Dorado County 18 342,042 0 0.0% 16.3% -1n.2%
Total 338 8,641,551 1,179,639 13.7% 23.6% -9.4%

TI'lex building: may be leased for office or warchouse/distribution use.
Statisical sum:iary includes flex buildings with 4,000 or more square feet of net rentable spaze.
Leasing activity is calculated for deals of 4,000 square feet or more.
Owncr/User sales are included.

ource: CB Commercial and Udewilz Associates
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From 1985 through 1991, overall or gross absorption of industrial space in the Sacramento
Metropolitan Area is estimated to have averaged 6.0 million square feet annually. On a
year-to-year basis, net absorption rates generally matched new industrial construction levels,
resulting in the overall vacancy factor remaining within the 9-13 percent range. Industrial
absorption in 1991 amounted to 5.6 million square feet versus 6.7 million square feet in 1990.
According to statistics compiled by Grubb & Ellis, warehousing/distribution type product
accounted for 70 percent of the total industrial absorption during 1991. Industrial business parks
with smaller bays and a higher ratio of office space represented 20 percent, whereas the balance
of 10 percent was absorbed by high-tech/flex buildings. Also of interest, about 25 percent of
the 1991 absorption total was contained in four large industrial projects. These included Intel’s
two-phase development of 320,000 square feet in Folsom, Raley’s 300,000 square foot
warehouse in North Natomas, Mazda’s new 250,000 square-foot building in Woodland and the
- U.S. Postal Service’s 572,000 square-foot facility in West Sacramento.

The Power Inn area has one of the largest concentrations of industrial space in the Sacramento
Metropolitan Area. It currently contains 15.8 million square feet of industrial space, or 15.8
percent of the total inventory in Sacramento. Power Inn has also been among the leading
industrial submarkets in terms of new construction activity and overall absorption rates since the -
~mid-1980s. Between 1985 and 1990, a total of 7.2 million square feet of new industrial space
were added to the area’s inventory. In 1993, 400,000 square feet were added, continuing the
1990s trend of decline from recent years. In 1992, developers constructed about 475,000 square
feet and in 1991 about 500,000 square feet.

In the first quarter of 1994, the supply of available industrial space in the Power Inn area totaled
2.9 million square feet, indicating a vacancy rate of 18.6 percent. This current vacancy
percentage is up from 16.4 percent in 1992. During the 1985-1991 period, the Power Inn area
‘witnessed an average industrial absorption rate of 1.17 million square feet per year. This
represents nearly 20 percent of the industrial space absorbed within the entire Sacramento market
area. In 1991, industrial absorption amounted to 1,195,700 square feet, up considerably from
the absorption level of 718,000 square feet experienced during 1990.

Due to the expectations of continued tight lending policies by financial institutions, the near-term
outlook is for limited volumes of new industrial development in both the Power Inn area and the
overall Sacramento market area. With fewer new products on the market, it would seem -
reasonable to anticipate at least some further declines in industrial vacancy rates over the next
year or so. Based upon the rather substantial reserve of undeveloped industrial land available€
in the Power Inn area, the longer range prospects are for the subject marketplace to remain as
one of the most active industrial development areas in the future. On the demand side, the’
principal advantages of the Power Inn area are its close-in location, excellent access to the
regional transportation system and Enterprize Zone benefits. As in the past, primary support—
can be expected from major users of warehousing/distribution space.
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SURVEY OF COMPETITIVE INDUSTRIAL PROJECTS

This portic~ of the chapter presents the field research findings with regard to the characteristics
of selucted competitive indusirial deveiopraents wiihin the Power Inn industriil marlet area.
The strvey data inclifes 10 spreulative muititenan: industial projects. The surveyed industrial
projec:; inc!.+42 69 vuildings containing a total of 1,851,245 squars feet. All crnsist of ccacrets
tilt-up or bincs coustruction atd arc relativ .y new, having been built between 1980 and 1992.
Seve:: of ti.e wrojects feature standard industrial bu:ldings with 10-20 percent o7fice cliocations
oriented towsrds wiehousiyg/districutior space utes whereas the other tl.:e orojects are
industial business perks desigaed for tenan's requiring higrer ratios cf office snac:t.

Minimum 1ndustrial unit size< at the surveyed projects range from 1,%20 to 9,000 = juare feet.
Standard incustrial features ar. warehnuse Jighting, three-phase power. painted walle rest rooms
and ground level loading with: rell-ur Gnors, and the majority have ce:l:ng clearan-.s heights of
at st 18 fecr. Five of the proi»cts a 50 havz some buildings with doc’:-nigh or de -essed dock
lcading. Office buildouts are provided by tenan: improvement alle -ances, per work letter
s;ecifications or- Or a turn-ie. basis. At the four projects offesng tenent improvement
ai'lowai.zes, the dol'ar amounts range from $22.00 to $25.00 per squzre foot.

Lzase rates at five ¢ the s ;veyed industrial orojents are quotzd on a tripie net .asis. Building
space “r. the nther 1ve pryects is being leesed on an industrial gross basis which means that
tenzn’s are recponsible for payuiy utiiities ar i janitorial services. Mizimum leas: ‘erms range
from co2 tc fie vears. Escalibons ar2 mostly at a fixed rate of 4.0 :> 5.0 percent or based on
cappeda annual Consumer Price Index “Z”PI) changes.

Inductdel gross rents werce found to average $0.32 per square foot for warehouse space and
$0.57 p2r square inot for office spacs. The avera;c commo: area maiswenance (CAM) charge
for projects with {ndustrial gross rents was indicated to be 30.032 per auuare fo,t. Composite
rental rates at the industrial developments with trinie net leases are $0.23 per square foot for
warehouse space and $i..53 per square foot for office space. On the average, their tripic net
charges amount to $G.04¢ per square foot.

The resuits of the industrizd park survey clearly illustrate highly competitive market conditions
prevailing for muliitenant pace in the subject marketplace. The combined vacz..cy rate 1o1 the
10 surveved indus. :al pre,ects is 24.3 vercent. At least in part, the fact that tris percents, . is
higher than the ~acancy rate of the per-entage reported for the overall Power Ina area industrial
market can be attributed t the orientation of the survey towasds newer projects ircluding several
still in their iriial lease-up periods.

The largest individual industrial complex covered by the survey is the Oates Industrial Park with
an overall building arez of 750,000 square feet on a 150-acre site. The 17 industrial builcings
within-this industrial park are located along the entire length of Rovana Circle. The buildings
have ceiling clearance h:ights of 18 to 26 feet and are designated for 10 percent office buildouts.
Current rents are $0.18-30.25 triple net for warehouse space and $0.55 triple net for office
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space. Since opening in 1987, the Oates Industrial Park has leased 600,000 square feet of
industrial space, reflecting an average absorption rate of 120,000 square feet annually. Unit
sizes range up from 4,000 square feet, and most of the space is occupied by smaller tenants.
The three most significant space users presently located at the project are a pipe and supply
company with 40,000 square feet, McKesson with 35,000 square feet and a moving and storage
company with 30,000 square feet.

Power Inn Commerce Center, located at the corner of Power Inn Road and Barry Avenue, is
the next largest of the surveyed industrial developments. This project by Jackson Properties is
comprised of seven buildings encompassing a total of 278,953 square feet. It initially entered
the market in 1986 and was constructed in three phases of 99,532 square feet, 63,205 square feet
and 116,216 square feet. The individual buildings range in size from 14,000 to 58,100 square
feet. Existing industrial unit sizes range from 6,300 to 19,600 square feet. Warehouse space
features include ground level roll-up doors and depressed dock loading, sprinklers, ceiling
clearance of 18 feet and ample power. About 10 percent of the overall building area is allocated
to office space. Quoted lease rates are $0.22 triple net for warehouse space and $0.65 triple net
for office buildout portions. The monthly triple net charge is $0.055 per square foot. At the
present time, Power Inn Commerce Center has a vacancy rate of 23 percent. Examples of major
tenants currently occupying space at the project are Gleason Industries with 19,600 square feet,
Backscratchers with 14,240 square feet and Bonanza Nut & Bolt with 10,000 square feet.

Among the three surveyed industrial business parks with high percentages of office usage, the
newest and most attractive project is Jackson Business Park located to the west of the Army
Depot site at 14th Avenue and Business Drive. This project consists of eight buildings
representing a combined total of 122,102 square feet. Building sizes range from 6,396 to 29,838
square feet, and the minimum unit size is 1,500 square feet. Ceiling clearance for warehouse
space in all buildings is 18 feet. Office space allocations vary between 25 percent and 75
percent. Industrial gross rents for warehouse space and office space are $0.35 to 30.75 per
square foot, respectively. The Common Area Maintenance (CAM) charge is $0.035 per square
foot per month. Tenant improvement allowances for office space average $24.00 per square
foot. As of the survey date, the amount of space available for lease at Jackson Business Park
was reported to total 14,226 square feet, indicating a vacancy rate of 11.7 percent. The largest
single tenant at this project is the State of California Department of Forestry which occupies
25,358 square feet. A sampling of other tenants includes NMC Homecare Division, Koelzer
Engineering Services, Tile By Design, Testing Engineers Inc., Mediq, Camp Fire, Centurion
Courier Services, DS Detective Systems, Space Rehab, Optioncare and Patio Showrooms.

INDUSTRIAL LAND PRICING CHARACTERISTICS |
Another market factor of interest is the cost of vacant land for industrial develbpment. The
survey consisted of pricing information obtained for five current listings and four recent sales

of industrial sites located within the Power Inn industrial submarket area. All of the parcels are
zoned M-1 or M-2. Three of the industrial properties listed for sale consist of 7.0 to 12.7 acres
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of land with prime locations in the subject market area. Their asking prices are $2.50-$3.25 per
square ‘oot plus $0.50 per square foot for bonds. The two other listings represent large
indust-ial parcels conta_ning 18 acres ar:d 20 acres. The 18-acre site is located off of South Watt
Averue and 43rd Street with frontage on Fledge Avenue only. The site is currently available
. for an asking price of $).96 per square foot. Thz 20-acre site, situated on the ezst side of Florin
P:rkins R:ad north of Eider Creek Road, is listed for $2.25 per square foot. This property was
ouce in escrow at $1.90 per square foot.

Trrae of the four land cales in the Pcwer Inn nrea involved large industriaily zcied parcels
ra-.s1ag in size from 10 io 30 acres. T 2se properties were :ported to have .-id for priczs of
between +1.00 and $1.75 per square fcot. The remaining ¢ :nparabie land s.ce is jor a v.94-
acre indusirial site on the south side of Elder Creek Road :t Power Inn Road. This much
smaller parcel commanded a sales price of $2.95 per square ioot.

SUMMARY OF FINDINGS

G=neral

> The Sacramento Metropolitan Area currently comprises an industrial base of 1.0 m’:lion
square feet. The vacancy rate climbed from 10.9 percent in 1991 to 13.3 percc- .t at y2ar-
end in 1992. During 1993, the market experienced a decrease in vacancy o: .4 percent
tc 12.9 p=rcent by year-end.

> Fian 198 through 1991, overall absorption of industrial space in Metzopolitan
Sacramanto is estimated to have averazed about 6 G :1illion square feet anauvally. Una
year-to-year basis, net abscrption gun=rally matched new industrial constructior. tevels,
resulting in the vacancy rate remairung within the range of about 9.0 to 12.0 pzcent.

> Sacramentc’s industrial absorption rate amounted to 5.6 million square feet in 1991

versus 6.7 million square feet ir. 199!, Standard warehousing/disiribution-type product
accounted for 70 percent of the totar industrial absorption during 1991.

Power Irn Area

> The Army Depot site is located within the Power Inn area industrial submarket of the
Sacramento region. This submarket currenty contains 15.8 :nillion square fest of
industrial space. Since the mid-1980s, Power Inn has becn among the leading industrial
submarkets of new construction activity and overall absorption rates.

> During the 1985-1991 period, the Power Inn are: witnessed an average industrial

absorption rate of 1.17 millior square feet. This rcpresents almost 20 percent of the
industrial space absorbed within the entire Sacramento market area. In 1993, while
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leasing activity was 1.2 million square feet, net absorption was actually 20,000 square
feet. This was due chiefly to the departure of Safeway’s 450,000 square foot distribution
warehouse to Tracy.

At year-end 1993, the Power Inn area was indicated to have an industrial vacancy rate
of 18.6 percent. This current vacancy percentage is up from 16.4 percent in 1992.

At the projects offering space on an industrial gross basis, average rents were found to
be $0.32 per square foot for warehouse space and $0.67 per square foot for office space
in a 1992 survey. Composite rental rates at the surveyed industrial projects with triple
net leases were $0.23 per square foot for warehouse space and $0.58 per square foot for
office space.

The largest individual industrial complex covered by the survey is the QOates Industrial
Park containing 750,000 square feet of industrial space in 17 buildings. Unit sizes range
up from 4,000 square feet, and the typical office buildout is 10 percent. Since initially
opening in 1987, the Oates Industrial Park has leased 600,000 square feet, reflecting an
average absorption rate of 120,000 square feet annually.

The newest and most attractive industrial business park product is represented by Jackson
Business Park situated to the west of the Army Depot site on 14th Avenue. This project
consists of eight buildings with a total of 122,102 square feet. Office space allocations
vary between 25 percent and 75 percent. Industrial gross rents for warehouse space and
office space are $0.35 and $0.75 per square foot, respectively.

Land sales have stagnated, causing industrial land and building sales prices and rental
rates in many areas to decrease or level off at prices and rates that the market
experienced in the late 1980s.

The industrial market area of the Army Depot site is characterized by a number of major
companies occupying space in free-standing industrial buildings. The 11 largest such
facilities were identified in the course of the field research. In all, they contain a rather
massive 3.9 million square feet of industrial space.

MARKET POTENTIAL CONCLUSIONS

The Power Inn area has a strong existing industrial base, and it is expected to continue to.
capture a major share of the Sacramento regional industrial market in the future. On the basis
of recent absorption trends and the availability of land for industrial development, the demand
potential for new industrial space in the Power Inn area is projected to average 900,000-
1,000,000 square feet annually over the next 10 years.

An aggressive pricing structure for leases and sales should position the Army depot to capture

5-13




10% to 15% of the market in this markets (approximately 115,000 square feet per year). A
capuuiz rate of 105 to 15% is necessary to complete the development plan in a thiity year time-

frame.
The next chapter on Market Strategy identifies:

®  Scecific industries that w.uld be desirable tenants for the site, and
®  Pricing strztegies for lease- and sales that will capture a sufficient volume of users

to implem:nt the reuse plun

The pricing stretegy is based one the comparative industrial rents identified in this chapter.
Land values were calculated using a rasidual land value analysis.
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6. MARKETING STRATEGY

OVERVIEW

As part of the Base Closure and Realignment Act of 1990, the Sacramento Army Depot was
scheduled for closure in the spring of 1994, with transferral from Federal ownership by the fall
of 1997. As a result, the Sacramento City Council established the Sacramento Army Depot
Reuse Commission to oversee the reuse and disposal process of the Army Depot. The mission
statement of the Reuse Commission is: "To increase economic and employment opportunities
consistent with land-use zoning from interim to long-term use at the Army Depot." A primary
goal of this mission statement is the attraction of business that can utilize the existing work force
and facilities at the Army Depot.

The Army Depot is approximately 485. acres (259 acres of developed and 226 acres of
undeveloped land) located in South Sacramento within the Florin Perkins industrial area. The
Army Depot has 76 permanent buildings with approximately 2,890,000 square feet of available
space.

This chapter discusses the industries which will be targeted for location at the Sacramento Army
Depot, the competitive advantages which may be emphasized in attracting these industries, a
brief discussion of the competitive disadvantages of the site, and a discussion of lease sale terms
and other incentives necessary to attract targeted users.

TARGETED USER GROUPS
TELECOMMUNICATIONS INDUSTRY

In the near future, the majority of cities in the United States will be linked to each other and the
world by the telecommunications highway. Currently in the United States the
telecommunications industry serves more than 88 million households and 30 million businesses
nationwide. The revenues for this industry were expected to exceed $184 billion in 1993.

The Sacramento MSA has also seen growth in the telecommunications industry. The number

of establishments in the area has fluctuated between 98 and 163, increasing steadily since 1986.

Between 1980 and 1990, trends in annual payroll have been steadily increasing, while reaching

a high in 1990 with an annual payroll of $323,795,000. Employment growth in the

telecommunications industry has followed a similar pattern as the annual payroll growth, also

reaching a high in 1990 with 9,783 employees. These statistics show that the Sacramento MSA
has a solid foundation to compete and survive in a telecommunications-dominated world.
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FOOD PROCESSING INDUSTRY

Empioyment growth in the food processing industry in Sacramento has fluctuated betwean 7500
to 9,700 during the 1980s. However payroll increases hcve continued to grow by nearly 5
parce it per year. Within the Sacramento MSA there are an estimated seventy-plus .perating
fi'ms in the food rocessing industry, of whick the majority smp.oy tetwesn 55 10 250 workers.
Cvera!i, the stale is seeing a continue¢ growin pattern in all catcgosies that hos resul*ad in the
emplovment of over 164,000 employev- in this industry and creating over a four bil" >z dollar
payroli.

The outcore of this positive growth is due to the fact that the food and beverage in-.:ry has
becorme the nat;an’s larzest manufacturing sector. In the U.S. in 1992, there were ::ipments
of more than 377 billion. For the f. st time since at least 1978, there was a trade surplus in
processed fouc and beverages — an etimated $22.2 billion in exports. Total U.S. food and
beverage export grew 23 percent durng the 1990-1992 period. Fnr exarple, the exoort of
condensec and evaporaied milk almosr tripled, canned and frozen specialties expo.i wose 73
percent, ba.zery products exports rose by 65 percent, candy by 48 percent, axd bevere -es by 23
vercent. It ‘s forecasted for 1973 that the dollar value of shipments is expected tc rise 1.5
percent, up :iightly from a 1.4 p.rcen: increase than in 1992.

The reaiity of why the Sacrameato MSA has profited from this ir ustry is that Califoinia has
been the nation’s largest agricaltural preducer for over forty years and the Sacramento Valley
is the center of the state’s agribusiness economy.

HIGH TECH INDUSTRY

For the first time in recent history, the attractiveness of the State of California is beginning to
decline. Business leaders once viewed California as one of the best places on earth in which to
do business. The State’s Pacific Ocean locaticn, countless sunny days, beauti: sl landscares, and
skilled labor force have in the past contributed to the State’s ability to aitract tome of th= worlds
largest companies, thus making the economy of the State of Caliiornia the fourth largest
economy in the world behind the 2n*'ze United States, Japan, and Germany. Recently howsver
the above factors have meant little to z growing number of companies, because they canno®:
afford to do business in the state. High tax rates and workers compensation payments, along
with skyrocketing land and labor costs. have caused many companies, especially high te:a firms,
to choose .ther states, such as Neva“'_, Oregon, and Arizona, over alifornia, whex lool“ng for
a western base in which to market and manufacture their products. In a survey of iirms iocated
'in the San Francisco and Los Angel:s area (the traditional population and bus®.ess centers of
California), 43 and 36 percent, resp:ctively, were planning to expard or relocate out of these
arcas. Fifty percent of the Bay Arca firms were planning to relocate out of State, while 70
percent of the Los Angeles firms wer# planning to do the same. Research found, however, that
many of the firms plarning to stay in California will move to the Central Valley between Chico
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and Fresno, leaving Sacramento in the northern half of this 300-mile span. As stated earlier out-
of-state firms, wanting a California branch and/or base, were no longer considering the San
Francisco and Los Angeles areas for places in which to locate. Instead they are looking to the
- Central Valley. According to a Lou Harris poll conducted in October 1990, the Sacramento
region was the second best place in the nation in which to do business, and thus may be the
location in which many of the migrating firms will locate.

COMPARATIVE ADVANTAGES OF THE SACRAMENTO REGION

This section identifies the comparative advantages the Sacramento region possesses concerning
the region’s future capability of attracting targeted industries. In addition, the section discusses, -
based on specified site selection criteria, whether the Sacramento region is, and will be,
competitive in attracting such firms in the future.

EDUCATIONAL FACILITIES

The most important criteria, as identified by the surveys conducted by Location Management
Services and Entrepreneurship, Theory and Practice, that firms use when deciding the
geographical/metro areas in which to locate, is the availability of skilled and technical workers.
Robert C. MclIntire, the Director of Development, Design and Construction for Apple Computer
Inc, recently confirmed this claim at a symposium presented by the California State University
Real Estate and Land Use Institute, and the Sacramento Area Trade and Commerce Organization
in May 1992. The event was titled: Economic Update and Real Estate Symposium; How to
Increase the Sacramento Region's Competitive Edge. When asked how important the availability
of skilled labor is in making his site selection decisions, and how the Sacramento region ranks
in comparison to other cities and regions in the country as it relates to this factor, MclIntire
responded by commenting that the availability of skilled labor was very important to Apple’s site
selection decisions, and that the Sacramento region ranks very well against its competitors. He
also said that the opportunity for-employees to get additional training at local educational
institutions was also an important criteria. The Engineering Departments and Computer Science
Departments at both the University of California (UC), Davis and the California State University
(CSU), Sacramento, along with the Center for Applied Competitive Technologies at Sierra
College, help to make the availability of skilled and technical workers one of the region’s best
attributes in attracting firms to the area.

There are over 2,400 students enrolled in educational programs related to high technological
~ electronics at both the UC Davis and CSU Sacramento campuses.

Sierra College is one of eight community colleges in California to be designated a Center for
Applied Competitive Technologies (CACT) by the Chancellor’s Office of the California
Community Colleges. These eight regional centers promote economic development through
demonstrations, technology transfer and continuous process improvement. The goal is to
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enhance the manufacturing sector’s ability to compete in a world economy.

In additicn to the CACT program, Sierra College also has three other ecoromic d>velopment
program:z. The first is the Contract Education Program  The program prov'ues on-site
customiz ed training o: recmining for company employess in such areas :.s managzmer:, technical
training, perscnal develepment, and communications. The second js the Sma: Business
Development Center. The center provides one-on-one business counseling to smw business
clients in such areas as manager:»nt, marketing, ard finance. The Sr:.all Business innovation
and Research Assistance Center is the third acditional ecozomic develcpment progre:n besidzs
CACT. Tri: center provides sall businzsses with proonsal vreparatica for Ligh fechnology
reserrch arid +; velopmen' contracts available throvgh the Fedes:l government. These contracts
incluce feasit. ity studies, product development, and commerciaiization assistance.

The programs at Sierra Colleg= help larger clectronic high technology companies as well. To
ur. ‘l.se services, the College. through the Contract Educaticc Program, will train a.1¢ Tetrain
erapicyees *who are displaced, or wiio are meving to. the arez =r the first ime. The company
m.st simply zll Sierra College whai they waat, and the sch.ool wili attempt to imp'ement the
appropriate -.rriculum. In ndcidon, Sierra College 2lso p:ovides inexpansive sk'lled and
te~: iical Ja%.r to these coapinics, as well =t technol:gy traasfer teams of colle_ staff and

inaastry ex; .+ 1s to help them incerporate advanced tech.nologies.

Tha Los Rios Community College District offers a solid curiculum of generi! coursss in
me~ufacturing related fields. The programs =re presentl - offered at one or mo™* of the three
di¢rrict carapuses in electronics technology; en +ineering techrelegy; computer swience; general
techroloyy; raztals industry techrology; 2:d z-ronautics. The District has beer .3gressive in
moving to beter mee! the education and training needs of area businesses, throcgh thie Small
Business Devzlopment Center. The Los Rios Training Source is attempting to mu=t eraployers’
special trainisg needs, and the colleges’ Program Acrisory Committees are playing 2 stronger
role in represerting the area’s buriness needs.

Additionally, California State University has appli-: to the US Army for a Public Benefit
Crnveyance iz establish the Sacramento Manufacturing Technology Center and the California
Ir. surance Instirnte. The Manufacturing Technology Center will operate in partnership with the
C..» of Sacramento in the following areas: 1) Manufacturing education and treininy, 2)
M-nufacturing Business Inculator, 3) Manufacturing Deployment Services  and  4)
Merufacturing Technology Clearinghouse. The Califcrnia Insurance Institute wouid provide
education, training, and research programs fcr students majoring in insurance, as weil as
continuing education programs for insurance professiunals requiring training to satisfy licensing
and certification requirements. A library dedicated to the insurance industry would also be
housed witkin the institute.

TRANSPOXTATION

In December 1991, World Trade Magazine honored Sacramento as the eighth best place in North

6-4




America for international companies. Factors such as local ports, airports, railways, and
trucking coritributes to their ranking.

Port

The Port of Sacramento, as the most inland, deep-water port in California, offers access to
shipping from the Pacific Ocean and a free trade zone to companies using their facilities. A
recent agreement has opened the Port to containerized barge service with the San Francisco Bay
Area.

Air

The Sacramento Metropolitan Airport, although not international, books connecting flights for
passenger and freight to most large cities in North America, thus allowing companies another
outlet to transport goods to other markets. The Sacramento Executive Airport serves a more
limited general aviation role for the arez, and the former Mather Air Force Base is planned for
development as a general aviation facility.

Rail

Acting as a major intersection for interstate (Southern Pacific Railroad) and intrastate (Union
Pacific Railroad) transportation, the Sacramento area permits firms to move large quantities of
goods to major cities throughout California and the United States. The two railroads allow local
access to a network of rail lines.

Trucking

The complex grid of highways that traverse the Sacramento area enable different industries to
transport goods via trucking. Interstate highways I-80 (running east-west across the U.S.) and
I-5 (running north-south through the west coast states) offer excellent access to markets
throughout the United States. Sacramento is continuing to grow as a distribution and warehouse
center for many firms in the area.

Proximity to Bay Area

Sacramento’s close proximity to the San Francisco Bay Area acts as an attribute for international
companies. Although Sacramento offers numerous amenities of transportation, occasionally
regional facilities may not be sufficient to meet a company’s needs. Therefore, the San
Francisco Bay Area’s more comprehensive international accessibility would meet all
transportation needs. ' :

CLIMATE

California is probably best known for its attractive climate. With the exception of the most
northern part of the state, California gets sun more than 250 days a year. The State possesses
many diverse climates, from the snow-capped mountains of the Sierra, to the desserts of Mojave,
to the coast of Santa Cruz or Malibu, to the Central Valley. The Sacramento region’s climate
is typical of the weather found in the Valley. Hot summers, and mild winters best describes the
area. During the summer months, the average high temperature is about 90 degrees, while the
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average low is about 60 degrees. During the winter, average high temperatures are about 60
degrees, while th: average lows are about 45 degrees. These temperatures would aprear to
make Sacramer:o nearly perfect. however, thick tule fog during the winter ironths maves the
re;ion a little 1:: 5 attractive. Tr.2 fog can cause low moving tce."%c, and has evzn been ‘mown
to close iocal ai ports. However, with .r withou: the fog, Sacramentn is very competiti-e with
odier re~10ns woen cons'dering climate, and the reg.on can thus consider climate to be ¢ strong
a:tnbute when considering site selection.

LABOR

In October 199C Fortune Magazine claimed that Sacramento possessed the fourth best labor
market ir. the Ur.1ed States. This was based upon the Sacramento region’s strong work ethic,
ar.d th: low cost f labor relative to other major markets in the state.

Employee Abse:i. 2eism and Work Erhic

Employ~e tul t-uver rates, as discuss 1 in the ETP report, have recently become a site seixction
cutera vecause of the fast that employees are switching companies more often now thsn ever
b-fore. This creates a vuinerabls situation for compani . due to the amour.” of time 2nc .zioney
spen¢ on trat.ing employs.2s. Whaile it is didiicult to sp~<ifically assess th.2 emplcyes rumover
rates in the Sacramento MSA, it can be assumed that th.. phenomenz also occurs here. David
Spau., Director of the Office of Economic Development for Placer County, mentioned t...> many
large companies are reluctan: to locate to I'.cer County, Roseville specifically, because i2v do
not - sant to compete with Hewlett-Packard Cc. or NEC Electronics for employees. Fowver,
ind_:try ar 1 locadon wide, most ¢f the turnovers tend to cccur with Research and Developuent
(R&D) e. ployees and/or corporate headquarter employees, nct the type of manufactiring
employes: (~und predominantly in the region. Thus, it would appear that tiis criteria dces not

d.crease Sacramento’s corapetitiveness, but it is unknown whether it could be considered a
strong attribute.

Labor productivity is ranked in the top five in importance according to the Entrepreneurship,
Theory and Practice report discussed earlier. The productivity of local workers appears to fair
quite well comyparatively, and in its own right.

Employers interviewed in recent location :tudies rated worker quality/productivity as excellent
in Sacramento. (Labor quality is defined as a combination of background, skills, and attitudes
as they relate (0 the work that the company performs. Labor productivity is a measure of
employee output in the production of the company’s product or service.) Particular references
were made to the largest metropolitan areas of the state. Often cited were "rurat" and
"midwestern-likz" wosk ethics. ‘

If this factor cun be exploited in marketing efforts by the regicn, more firms may begin to
seriously considzr the region-in their final site selection decisior..
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Empl nion Activit d t

Low union activity within an area is also an important criteria in site selection decisions.
Companies are very reluctant to move into areas where they may encounter labor disputes,
strikes, or worker walk offs. Such activity causes bad publicity, and destroys the efficiency and
productivity of plants. In Sacramento, the criteria can be considered an attribute.

Union election data analyzed by Fantus, an economic consulting firm, showed a low level of
union organizing activity in the manufacturing sector in the four-county Sacramento Metropolitan
Area over the past ten-year period, especially for firms employing more than 25 employees.
Employers interviewed in project field work rated labor-management relations as very good to
excellent. '

Sacramento’s low level of activity gives the region a competitive edge to recruit both large and
small companies who are considering building a new plant in a new location.

Cost of Unskilled, Semi-skilled, and Skilled Labor

The cost of labor is now becoming one of the top five criteria that site selection managers use
when selecting sites. The United States has become known for its high labor costs, thus causing
the nation to lose thousands of jobs as companies move large manufacturing facilities out of the
country where lower labor costs are available. By doing so, companies can significantly reduce
operating costs, while increasing profits. California has not escaped high labor costs. In fact,
many experts believe that the State leads the country in increasing labor costs. Sacramento, on
the other hand, fairs relatively well in costs of unskilled and semi-skilled labor, and can be
considered to be competitive with other California cities when discussing costs of skilled labor.

Wage levels for unskilled and semi-skilied labor in the Sacramento area are considerably lower
(8 to 10 percent average) than those of the largest metropolitan areas of the State and the west
coast. Unskilled and semi-skilled wage levels compare favorably with other communities in the
inland portions of the State. Employers interviewed rated these wage rates as a major asset for
locating in the community.

Costs for skilled manufacturing labor are generally equal to those of the largest metropolitan
areas of the State and the west coast, reflecting the lower base of manufacturing labor found in
the Sacramento area and growing demand for the existing labor pool. Wage levels for skilled
labor in Sacramento are on average slightly higher than those paid in other inland communities
of the state.

Since high technology electronics firms recruit mainly skilled laborers, the region’s
competitiveness in recruiting such firms, based on labor costs, is equal to other west coast cities

and metropolitan areas.

SITES
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Cost of sites is a key concern for nearly all companies. According to the 1991-1692 Sacramento
Economic, Employment and Development Analysis prepared by the City of Sac.amento’s Office
of Economic Development, Real Estate prices .in the Sacramerio area cor.iore extremely
favomably with those of the larg.r metropolitan arsas of the State. The s2:¢ price Jor an
improved 10-acre sitc in the Sacr=.mento region is on the average 55-70 percent l:ss costly thar
those in :he State’s other large metrcpolitan markets. Although electronics high technology
firms generallv require sites much larger than ten acres, this example is fairly ¢ypical of most
sitzs in the Szcramr:nto region.

Site sclection facilitators also consider room for expansion on thc same site 25 an important
criteria vhen selec-iig a site. This .z a sign of the rapid expansion that many elz:aonizs firms
experizi:ce. For evample, Intel Ceoporation in Folsom is currently considerir: a $1 billion
dollar expansion to their current facility to he'p meet the demand for their prclucts. NEC
electro iics recently completed an expansion of their faciiity, 2t a cost of nearly 3500 million
dollars. The City «* Sacramento, as well as other areas of the Metropolitan area, 7-ssesszs sites
in which the caparility for expznsio: weuld allow the firms t) grow ar.d expand. The North
Nzomas area of sacramente has over 1,370 acres of land currently zoned or high tech
dev:loriment. In E! Dorado Ells, th-te is an area off of La "' robe Road that is zoned Jor the
dzvelopment of fac'ii-ies *hat eiectror cs firms would n: 24 to build. This area i rural - ut ha:
t::= infrastructure /= wer, water, an< ~lectricity) that ele-tronics firms desire. The Higlway 65
Ccrridor offers op; ortunities, yet not 2ll infrasiructure .ervices are available.

According to Al Gi:aini, the Executive Director of the Sacramento Area Comme-r2 and Trade
C: ganizaticn (SACT?), there is a good diversity of site locations in the Sacramente *Metropolitan
Area, however, the. = are some limiting factors ii: the ares as it telates to site sel .zidon criteria.
Ee stat=3 that besii.- s North Matomas and the La Trobe Road areas therc is n¢.. 2nough land
- permitied and "resady to roll.” Companies are reictan: to go threugh the ontitle sicnt prosess,
i.>. they want environmeital clearar:~. and infrustructure to the property and :.-oper zoning
b-.ore they select a site, and thus the region’s competitive edge is lessened as i result. In
anditior,, there are very few "spec” sites in the area, thus, most or all companies .'ho decide to
lccate in the region must construct “build to suit faciliies.” When the Sacr-.mento region
competes against another city or region for an electronics firm, this fact m.y negatively
contribute to the area’s chance in recruiting the firm.

The availability of bousing ir close proximity for employees is also considered important by
mzny oi the site sclection facilitators ad/or’ CEO’s surveyed. Fortunately, the planners and
develop=rs in the six county region have done an excellent ;ob in assuring that this has occurred.
Roseville is a pe:Tect exampie of housing, especially affordabic housing, located near the
Hewlett-Packard ~nd NE(C sites. Forty-{ive percernt of the peopi: who work at these sitas, and
other sites in the County of Placer, live in the City of Roseville. stanford Ranch has helped the
area tremendously in providiag both semi-affordable ard affordable housing The North
Natomas area of the City of Sacramento is within 15 minutes of any part of the city, and 25
minutes from the most far.reaching subutbs in the region. In all, this factor is a strong at'-ibute
for the Sacramento region, and one that site selection developers will notice when analyzing the
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area.

Closely related to the proximity of housing, are the costs of housing, and the commute times for

‘employees. These firms are always concerned about their relative competitiveness in recruiting
college graduates from throughout the nation. In order to enhance their attractiveness to
potential employees, it helps them to be located in an area in which it is pleasant to live. Part
of this "pleasantness" involves the amount that people must pay for homes, and the amount of
time they must spend in their cars to get to work. A report by the Sacramento Association of
Realtors found the median priced house in Sacramento was $130,000 in February 1991. The
median priced Bay area home in Palo Alto was $462,00 and $244,000 in San Jose. This price
differential is one of the main factors that contributes to Sacramento attributes. Commuting
times are also much better than the Bay Area, but, according to Gianini, it is an attribute that
the area is in jeopardy of losing. Gianini stated that firms constantly ask him why the area is
not going to look like the Bay Area within fifteen years. He stated that he tells these firms that
the Bay Area has a lot of "choke points,” like the Bay and mountain passes, that create major
congestion problems. The Sacramento region of course has rivers which are difficult to build
over, however, it has a lot of room to develop spatially, which in turn can keep housing costs
down, and with the use of the light rail system, which is ahead of its time, the area can also
keep commuting times down. However, this will all change when more people move to the
area, as it is unknown whether local resources for capital improvements will be able to keep up
with a population explosion. In all, housing costs and commute times are still considered, for
the time being, an attribute in the Sacramento region’s competitiveness in locating firms.

COST OF LIVING

Another criteria of site selection developers is the cost of living in the areas in which they are
considering. The Sacramento area is considerably less expensive to live in relation to the largest
~metropolitan areas of the State. Measured in terms of an "all items" index of living costs (which
includes costs of groceries, housing, utilities, health care, transportation, and miscellaneous
goods and services), the Sacramento area is on average 10-15 percent less expensive to live in
than the other larger metropolitan areas in the State. In addition, the area’s cost of living is
competitive with other communities in the Central Valley. "Numerous employers cited the
Sacramento area’s less expensive living and housing costs as major recruiting/relocation points. "

QUALITY OF LIFE

Recruiting needs for firms require that the quality of life in the area of the site must be high.
Measured in terms of cultural amenities and recreational opportunities, the Sacramento area
generally receives high ratings. While the community lags behind the larger metropolitan areas
of the State in cultural amenities, it offers wide and expanding recreation opportunities both
- indoor and outdoor. "Employers generally ranked the area’s overall quality of life as very good,
and cited this as a recruiting relocation asset.”
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SUMMARY

The recent trer d for Szn Francisco and Lo: Angeles area electronizs firms to move out of these
respective reg ons to ar:as with lower cosis and better public cttite ies towarc business, will
all>w the Secramento re . on the opportunity to locate several new firms to the 4rea ‘n the near
f: rure. Cver forty perc: it of Bay Area firr.s are planning to relocate and/or expand i~ different
a->as, wiile thirty-«ix percent of the L.A. firms are planring the same. Firme in toth areas
h- e cited high labor and facility costs as the main reasons for their moves. In adc iion, they
b.ve listzd the availability of technical workers as their psimary site selectior cri: fia when
Jooking for new geographical regions in which to locate. Land and/or facility cost 1. the most
ir:portant site criteria when firms are locking at specific sites within geograpnical arers. With
these factors in mind, it is impor:ant to realize how well Sacramcito appears 10 futtill these
criteria.

Ta tegin, it has been shown that Sacramento possesres 2 gooc labor pool in which eiectrmnic
high techz-.logy compaaies can draw u:-on the technical work ‘orce .hey need. Bt Califesaia
State University a* Sacramento and the Universiy of Californiz Davis housc 2rg:neering
piograms in Electrizal as well as Compnter Science at undergracuate 2nd graduate + ls. Siw.ta
Colleg - possesses a progr2ia that help: both small a.1d large elec*ronic high tech co sanies *.ain
and retrair their empioyee”, as well as ke: p them up to date with advanced techrol »gies. . ow
union =crivity, low costs of unskilled, semi-skilled, and skilled labor, high produsiivi.y of the
region’s work force, relatively iow land and living costs, and high quality of life aze also cnii>ria
. that these firms use when looking for new sites. In addition, the climate of the area, ac we:l as
the region’s accessibility to markets, make it an attractive area in which to locate. In all, based
on these criteria, Sacramento appe -rs to be competitive with other cities in the State s well as
the country, iu attracting firms that desire to expand or relocate.

LOCAL HIGH TECH MARKETPLACE

Given the future significance of the high technology industry, it is extremely important for the
local area to attract firms to the area that will have a positive effect on the local economies. Trz2
future for Apple Computer looks very bright; additionally, Intel’s new flash memory sheuia |
bring capital anc employment to the Sacramento region. The following examines fuire
implications of th=se new developments.

APPLE

Recently, a rumor began that Apple was considering relocating its manufacturing plant in
Fremont, California to the Sacramento region. Such a bold move on Apple’s part would be
surprising, however, the area would welcome the move with "open arms.” As mentioned above,
Apple’s importance in the near future cannot be emphasized enough. The Apple Techuology
Group (ATG) is on the cutting edge of technology; new innovations would mean a new
production line - potentially in the Sacramento area. It would be extremely beneficial for the
Sacramento MSA to aggressively pursue any relocation of Apple to the region. Not only would
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the construction of such a site create new jobs, but the plant itself, once on-line, would produce
additional employment. Hence, Apple could hold the future technology, and a movement of an
Apple facility to the area would be the best news since Hewlett-Packard announced its plans to
locate in Roseville in 1979.

INTEL <
As mentioned earlier, Intel new flash memory innovation is a promising area of future growth.
Since the Flash Memory Operation of Intel is headquartered at Folsom, the Sacramento region
should benefit from the new innovations that will be produced from flash memory. Intel’s
newest flash-memory product is the FlashFile card, announced in April of this year; the new
devices will mainly be used in lap-top computers and pen-based computer. The development
of the FlashFile card combined with the increasing market for lap-tops and pen-based computers
will increase sales for Intel and benefit the region as a whole.

Given the fact that Intel’s expansion could have such an enormous impact on the local economy,
the viability of such high tech companies should become apparent to leaders, public and private
within the Sacramento region and guide them towards a successful path of economic growth.

LEASE/SALE TERMS AND OTHER INCENTIVES NECESSARY
TO ATTRACT TARGETED USERS

The highest and best use for the Army Depot site is a mix of industrial warehouse, light
manufacturing, and distribution facilities, with ancillary or support office uses. Primarily office
uses are not recommended, given the inferior access, visibility, identity, and compatibility of
adjacent land uses compared to alternative locations.

_The industrial market in Sacramento has experienced considerable softening during the recession
of the late 1980s and early 1990s. As reported earlier, rents have declined 5-10 percent per year
over the last three years. The Power Inn submarket has not been immune from this softening.
Rents for industrial space have weakened because there is a large inventory of vacant existing
space and plentiful land for future industrial development. Consequently, putting the Army
Depot site on the market in this economic environment will place considerable additional

“pressure on an already weak market.

To compete successfully in this climate, the property will have to be marketed aggressively.
Land and existing space must be offered at very competitive pricing levels. However, the Army
Depot site cannot be placed on the market at fire sale prices as this will roil the Power Inn
submarket, perhaps impairing its desirability for years to come, Rent levels and lot s~le prices
should be priced within 75-90 percent of market rates for the Power Inn area to assure the
preservation of an orderly market.

In addition to an aggressive price structure, the City should also be in a position to offer rebates
on development fees, subsidize infrastructure costs, and provide favorable financing for land
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purchases in order tc =ttract highly desirable tenants. Such incentives should oniy be used if
they result in the balaiice of the site becoming more attrastive and vaiuable for future tenants.
The significart amount of infrestructurs for this site cannot be financed if ever transaction
carries significant subsidies. The majority of the site must be developed without providing
incentives in crdes to finance the basic infrastructure for the site.

MARKET STRATZGY CONNCLUSIONS AND IMPLEMENTATION

Eased on the marke! data outlined in the previous chapter, and the targeted tenants, the following
staategy is recommended and incorporated in the Development Plan section:

Priciy~ for repis

The }arket ~nalysis indicates a rental ratc of .24 cents per month. Based on th.- limitations
of the existing facilities compared to mocern warehouse space, the highest procible market
rent for the existing warehouse structures is .17 cents to .18 :ents per month. In order to
lease up 115.00C scuare fzet per year, aggressive rares wiil have to be offered  For the
purposes »f this suvreg;. it is assumed that effective rental rata: will be .1. cents per
month. Euculation of revic is projected at 3% per year. This is t-zlow the cu:rant macket
rete es-alation of 4% pe:r year - in order to make the rents at the facility attractive to
potential tenants.

L.und siles

Land si'es are projected at $1.50 per square feet of improved properties. Tais results in
a land sale price of $56,250 per net acre. This land price js supported by a review cf
comparable sites in this area.

Targeted industries/tenants

The City Council of Sacramento has targeted the industries identified above for recruitinent
to the Sacramento -:ea. Industries targeted by the City Council provide high-wages and
minimal environmental impacts.

These targeted industries are the focus of recruitment efforts by the facramento Area Trade
and Commence Organization (SACTO) and the State of California’s Sacramento Area
M ‘arkedng Group (SAMG). Inciuding the Army Depot site in these marketing effors will
r .sult in additional contacts with prospective ter.ants.

Special Marketing Initiatives
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In addition to incorporating the Army Depot site into general marketing efforts by SACTO
and SAMG, the City will initiate several specific initiatives to promote the site.

The City will establish an Industrial Development Advisory Council to guide the
development of the site, provide suggestions on tenants for the project from the local
market, and ensure that pricing strategies do not impact the market in the area. The

- Advisory Council would include 5-7 members from the local real estate community that are
active in the Power Inn industrial market. In addition to providing advice to the City,
members of the Advisory Council would be recruited to invest in the site through the
purchase of parcels. '

The City will also prepare a specific marketing program for the Army Depot site for
corporations outside the City. This program will be administered by the Office of
Economic Development. -

Spggial Incentives for Development

The City will provide incentives to attract large-scale tenants that will serve as a catalyst for
development of the rest of the site. Incentives would include rebates on development fees,
contributions to infrastructure, and offers of reduced land prices.

The above strategies for marketing improved and unimproved sites at the Army Depot need to
walk a fine line between being too aggressive and not being aggressive enough. A key
ingredient to a successful program will be taking a long-term perspective. It is critical that the
Army Depot property be disposed of at a pace that the Power Inn submarket and overall
Sacramento industrial market can absorb without undermining values for the foreseeable future.
At the same time, the City must be positioned to offer substantial incentves to prospective
tenants that could provide a catalyst for future development on the site.
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7. BUILDING EVALUATION/DEMOLITION RECOMMENDATIONS

The 485 acre Army Depot site has 76 permanent buildings with approximately 2,942 square feet
of available industrial/warehouse and office space. Buildings are an average of nearly 50 years
old. Although reasonably well-maintained, the buildings are uniformly deficient in terms of
compliance with modern fire safety standards, the Americans with Disabilities Act (ADA), and
current municipal building codes." The Army Depot buildings may be "grandfathered" with
respect to these compliance problems. But newer buildings with which the Army Depot
structures would compete do not have deficiencies nearly to the same extent.

The large warehouse structures (Buildings #242, 244, 246, 248, 251, 253, 255, and 257) contain
263,000 square feet each or a total of 2,104,000 square feet. Ses Exhibit 2.2. This square
footage is 71.5 percent of the total enclosed building area at the Army Depot (2,942,933 s.f.).
These warehouse buildings represent the greatest potential value at the site. They are, however,
severely obsolete. Their floor-to-ceiling heights are 30-35 percent less than modern standards.
Lighting is inferior. Sprinklering is inadequate. Thus, while there is a potential user market
for these structures, that market represents a small portion of the overall market for industrial
warehouse space.

The industrial market can be broadly categorized into three segments:
1. Very large occupancies 80,000 square feet or more
2. Large occupancies 40,000-80,000 square feet
3. Small occupancies 40,000 square feet or less

The large warehouses will not be competitive for the large and very large occupancies. These
users can realize greater savings from utilization of new, state-of-the-art facilities than they can
from potential rent savings from an outmoded facility. Thus, the Army Depot warehouses will
be left to compete for the smallest and most price-sensitive segment of the industrial market.

In order to make the Depot site marketable, buildings need to be demolished or upgraded. The
following buildings are recommended to be maintained for interim use prior to demolition. All
other buildings are recommended for demolition as soon as funds are available.

Buildings to Retain on an Interim Basis

] Building #320, a maintenance facility, and Building #555, a research facility, total
155,440 and 110,211 square feet, respectively. Building #320 will compete for the same
tenants as the long warehouse structures north of Mindanao Street. It, too, is obsolete.
The interior of the building contains a number of unusable, partitioned office areas.
These enclosures must be demolished to make the structure even minimally marketable.
Building 555 is recommended for public conveyance to CSUS.
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Building: +246, 248, 251, 253, and 255 are t00 close together for adequate vehicular

access anc 'oading, The d.tance between ‘he buildings is cnly 105 feet. In order to

provide a¢2-uat~ maneuv:ring room between the structures, either everv other one
shouid be removed, or s¢ «cted bays should be demolished in such a way as to render
mascuve:ing rosn adequiiz,

Briirings #242 and 251 create a visual block on the northern end of the property. Their
removal will oper: up the site visually.

Ideziiv, buildings #7246 and 255 should alse be removed althc.nh a McKirney act
aprlication has bezr submiited for buildings #244, 246, and #247.

The {-uildings north of Corr gidor Sireet are an undesirable visual barrier. Fruitridge
Read, upon hich they frori, is the front door to the project. Tizse structures should
be ramovac.

I summary, the {~ lowing buildings are recommended to remain for the s-ort to mid-*: T (up
to 20 years). Th.. reccmmendati: . represents one of the building conf:guration opi:ons as
explainec in the Lanc Use Plan Ch.pter:

BUILDING USE SQUARE FOUTAGE
244 W.rehouse 263.000
2« “ \\v’z.fe".ouse 263, 0L
1 233 Wershouse 23,000
2.7 V. ;rchouse 263.000
3.0 M. .intenance : 155,440
555 Re earch 110,221
TOTAL 1,317,661

All other buildings are recommended to be demolished as soon as funds are available:

Exhivit 7.1. dep'cts the resul: of the suggested demolition. As stated above this illustration is
only one of the or.rions given in the Recommended Land Use Plan. This recommendation does
not take into corsid-iation the possibility that property will be granted under the McKii.ney
Homeless Assist:n~e Act. These factors will alter the configurat'on of tae remaining warekh use
buildings. Possibie scenarios which consider these factors will be presented in the Land Use and

Development Plan chapter:.
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EXHIBIT 7.1.

Preliminary Demolition Recommendations

Fruitridae Road




As will be discussed in the Development Plan Chapter, some of the buildings slated for
demolition may be leased, in the short term, to provide income for the desired demolition and
infrastructure improvements.

Peorsonal Property Disposal

In order to suppor: reuse of closing military facilities, local communities have the opportunity
to aquire "personal” propeny which is located on the facility and which is not determined to be
essential to the mission of the Department of Defense. Fersonsl prope:ty is definad as
ecuipment essential to the value of real property. The City of Sacramento has requested that
the following personal progperty items be iz:ained to facilitate reuse of D=pot facilities:

All workstation equipment (io include but not limited to):

Now (post 1985) Modular Furnitu:2
(ali modu: :5 in Building 157J) _
New (pos’ 1985) Adminisuative Furniture, including
file cabinets
confererce furniture
d¢ sk chairs
bs Hkshelves
Office Ec aipment, including
typcwriters
phones
co- 7 machines
bleeprint ccpier (Bldg 351)
fax muchines
adding machines
expendable items
bulletin boards

Wall AC Units

All Gazebos

Security Systems(where applicable)

All restaurant equiphent in Building 149

All kitchen and bar equipment in Building 140

- All possible equipment associated with the Printed Circuit Board Repair Facility in Warehouse
8-5.
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CAD CAM equipment

All ramps to docks on warehouses

- All factory manufactured ESD benches

All cabinet shop equipment in Building 320
All welding equipment in Building 320

All equipment essential to the operation of beadblasting facility in Building 423
All equipment essential to the operation of sandblasting facility in Building 420

- All equipment essential to the operation of all paint booth facilities (8-5, 320, 420, 555, 361)
All lifts within buildings

All compressed air, water, and electric distribution systems within buildings

All wood working, sheet metal and welding equipment in Carpenter Shop (Bldg 355)

All Audio-visual equipment in working condition

Leaving large storage racks in all warehouses is acceptable

Free weights, Stairmaster, Lifecycle, treadmill, and rower in Building 672

Weights, Scale, Nautilus, and Cybex in buildings 668 and 670

Radio Frequency isolation booth in Building 555.

Specifically, the City has requested that designated office space within all Buildings remain
furnished with the above requested workstation items. Also, the ESD benches have been
requested to furnish building 555. Workstation equipment currently in non-office warehouse
areas has been specifically cleared for screening. '
Building Surveys

Surveys of all existing buildings on the site were completed by the Building Division, Fire
Department, and various other agencies on building code compliance, fire codes, hazardous

material storage facilities, and historical significance. The entire surveys are-available from the
City of Sacramento. Below is a summary of the findings of these reviews:

Building Division Review

7-5




The City of Sacramento Building Civision staff surveyed seventy-two structures located at the
Sacram.2nto Army Dzpot for potentiai reuse. For each building surveyed, a description summary
was prepared indicating potential for various uses and z list of building deficiencies. This report
is not intended to limi: ary use which could be made to conf_:n to the Uniioim Codes and
app.icable Zoning Ordinances.

Tne buildings are generally in good condition and appear to be well maintained. The survey
tcam did not attempt to ide.:tify every minor deficiency since many of the deficiencies will be
cu rected by on-goi.: maintenance or eliminated by future changes of use. The hLuidings
ge..erally do not coru>’ v w.th the rer uirements of the Americans witi: Disabilities Ac. ADA).
Howe~ v, most buildi:+s could be 1rzde > comply with the accessibility requirzmz.:is when
rei-ndeled for reusc. The report did -t attempt to identiiy asbestos or toxic contarrination of
any building or site. Information on aba‘ement of friable asbestos and detailed construction
plar:s for mos: buildings are maintained by the Facilities Engineeiing Office of the Sacramento

Army Depot.

Fire Department Review

On July 20, 1993 a partial tour of the A:my Depnt was made to identify fire service related
deficiencics. The following ir.formation was provided:

Water for fire protection and eccess for equipment were reviewed. The water sup:ly i. looped
through the site from the northwest side on Fruitridge Road where a 30-iach main is tapp=d with
an 18-inch supr!y line. Floin Pe,idns Road on the east side of the site has a 16-inch main
tapped with a 17-inch supply. Back flow prevention is located at both places.

The irter or wat i supply is gridded with tzn- ard twelve-inch mains and hydrants. Hydrant
locations and iniervals appear to be adequatc. The hydrants are of various types, some dry- and
some wet-barrel type. As they =2 damaged o- replaced they should be placed with a Ci.cy
standard type hydrant. Any hyc:ant that does not have a thread type matching the Fire
Departrnent’s must be replaced novw. None were noted during the tour.

Many of the fire sprinkler systems hive the control valve and fire d.sparument connection located ‘
in vauits below ground. Where it is practical these should be located above ground tr ineet City
standzrds. Those remaining undergrounc will be identified so they can be located in the event
of an 2mergency.

The backflow prevention devices on the water supply system reduce the prassure to below what
the fire sprinkler systems wte calculated to. The addition of a firz pump may be necessary 0
bring the static pressure up 0 a satisfactory level.

Acces- to the buildings on site appears to be adequate. All of the buildings are surrounded hy

paving or concrsie. If lan 'scaping is added at a later date, the review shall include the Fire
Department. Access to the site from public streets is too limited for the size of the area.

7-6




Existing access must be widened and additional ones may be required.

The buildings although old, appeared to be in good condition. Most were type III construction
but type V and type II also existed. Many contained illegal construction such as unsprinklered
spray booth or offices without legal exiting. Some contained high piled storage but lacked roof
vents and curtain boards required by the fire code. One building contained a plating shop. This
building should not be accepted from the Army until all of the contents and contaminated
materials are removed. The other buildings could be converted to civilian use but the conditions
not conforming to building or fire code must be corrected or removed.

Potential concemns include the reuse of buildings containing asbestos or lead-based paint, or
which may have been contaminated with other hazardous materials. Such buildings/facilities will
be identified in the Environmental Baseline Study (EBS) prior to disposal. Demolition or reuse
of such facilities would be consistent with the EBS findings which would be disclosed prior to
disposal. Demolition activities could release asbestos into the environment; building debris
generated during demolition could be classified as hazardous waste and need to be disposed of
in an appropriate landfill.

Assessment of Historical Significance

Section 106 of the National Historic Preservation Act (INHPA) of 1966 (as amended) requires
that federal agencies take into account the effects of their undertakings on properties eligible for
nomination to the National Register of Historic Places. Disposal and reuse of Sacramento Army
Depot is an undertaking that could leave the ownership and control of the federal government
and thereby lose the protection of the NHPA and its implementing regulations. There are no
identified archaeological sites or traditional cultural properties at the Depot that closure and reuse
might affect. Buildings constructed at military facilities, however, sometimes have historical or
architectural significance that renders them eligible for National Register nomination and
protection under the NHPA.

The Depot’s architecture was surveyed and assessed in 1983 as part of a nationwide evaluation
of cultural resources at the U.S. Army Material and Readiness Command (DARCOM, now the
‘U.S. Army Material Command) installations (Building Technology Incorporated 1983). The
study found none of the Depot’s buildings eligible for National Register nomination as historic
architecture. The survey looked at 114 buildings constructed between 1945 and 1579 for
military use and 2 structures that pre-date Army use. The study also resulted in compietion of
Historic American Building Survey (Level IV) documentation for 30 representative structures.

Because of the length of time that has passed since the 1983 evaluation, the California Office
of Historic Preservation suggested a reevaluation to determine whether standards and criternia for
National Register nomination for military structures have changed since the evaluation was
conducted, and to develop historic contextual material for the Depot in order to establish whether
any of the structures have historical significance due to a close association with persons
important in history or with important historical events.
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The Corps of Engineers conducted a reevaluation of the Depot architecture and developed a
histozic context for Depot buildings in 1993 (ACOE 1993). This study concluded that none of
the Depot structures is eligible for National Register nomination. The California Office of
Histcric Preservation concurred with this assessment on September 17, 1993.
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8. PUBLIC CONVEYANCE
OVERVIEW

The disposal process for Army BRAC properties is governed by the 1990 Base Closure Act, the
amended Federal Property and Administrative Services Act of 1949 and federal property
management regulations.

There are five steps in the base real estate disposal process.

Step one:
Real property not required by the Army is screened with other DoD departments. If no
military requirement exists for the property, it is determined t0 be excess property.

Step two:
The excess property is offered to other federal agencies. Unclaimed property is
determined to be surplus property. .

Step three:
Surplus property is screened for homeless assistance pursuant to the McKinney Act. The
property is reported to the Department of Housing and Urban Development (HUD) for
a determination of the suitability for homeless assistance purposes. The determination is
published on a quarterly basis in the Federal Register and applications of interest are
evaluated by the Department of Health and Human Services (HHS).

Step four:
The remainder of the property is offered to state and local agencies/entities. This can
take place through a negotiated conveyance to the local redevelopment agency, public
benefit conveyance (for-specified uses), or, if there is not a ready market for fair market
value sale of the property, through the new economic development conveyance vehicle.

Step five:
Property is offered for sale to the general public.

It is the intent of the Army Depot Reuse Commission to be focused on producing a plan which
- will increase economic and employment opportunities consistent with land-use zoning for interim
and long-term use. Public Conveyance should be compatible with the mission and goals of the
Reuse Commission.

The Army and City of Sacramento have received the following requests for property through the

* Department of Defense, Federal, State and Local, and McKinney act screening processes. Table
8-1 illustrates these requests. '
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FEDLERAL

RESERVE ENC_AVE
The Department of Defense will maintain 62 acres for military uses. The Army Reserve Center

vill retain 39 acres, and the California National Guard will retain 23 acres. An easement will
be provided to connect through traffic to Elder Creek Road.

US NAVY

The U.S. Naval and Marine Corps Reserve Center will retain 17 acres for reserve units.
USDA - FOREST SERVICE

The Forest Service requested 27.2 acres to use the existing of*ice and ancillary buildings on
Fruitricze » ;ad. Tuey were ccnsidering a relocation of their rzgional hezdcuarters from San

Franciszo to Sacramento, as one of several options. However, the Forest Servicz has selected
Mare Island as their preferred location.

MCEIMNNEY ACT SCREENINT

CALIFGRNIA EMERGENCY FCODLINK

California Emiergency Foodlink has submitted an application to the Department of Kealth and
Fouran Services for Buildings 221, 243, 244, 245, 246 and 247, ~ad the truck sces, for food
storage znd disinibution and a Vietnam Veteran’s training prog um. Approxir.stely 18 acres
were requasted, inchw:ing the buildings, parking areas, and per:meter open area:. All McKinney
Act transters are contingent upon review and approval of the application by Heaith and Human
Services.
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EXHIBIT 8.1,
Requests for Property Transfer

Fruitridge Road
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VIET NAM VETERANS

The Viet Nam Veterans »f Arerica have requested Building 140 for a home!zss housing and
drug an‘ alcob .i rehabilitation facility.

SACP.:MENT HOUSING ALLIANCE

The Szrament- Housi: Alliancs has requested Buildings 140, 14°, 600, 603, and 604.
For food::svice, and fuidly housing ficilities.

OPERATION SANTA CLAUS

Operatior. Santa Cléus has requested W rehouse 253, for their food distribution operation.

STATL AND I OCA"™ SCREENING

STATE DEPARTMENT OF CORRECT‘{ONS

The CDC has requested 30 acr=s to construct a $260 million receprion facility (2080 beds) and
a minimum security prison (100 beds). The facility will consist of 203,000 one-story reception
support facility, and a 285,000 square foot reception facility in two five-story towers.
CALTRANS

Caltrans ias requested 43 acres to relocate equipment shop, Motorized Equipment Training
Academy (+{ETA), and the Kingvale Maintenance Academy. The Department would be leaving
a 12 acre facility at 34th and Stockton Boulevard.

CSUS

California State University at Sacramrento has requested 3 acres that includes Building 555 for
development of a Manufacturing Tecanoiogy Ceater and an Insurance Institute.

CITY OF SACRAMENTO FIRE DEPARTMENT

The City has requested 18 acres and with buildings to provide a Fire Training Facility. The

- City would relocate its current facility off Alhambra Boulevard.

CSUS DEFARTMENT OF GEOLOGY AND ANTHROPOLOGY
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The CSUS Department of Anthropology and. Geology has requested one half (3 bays) of
Warehouse 251 for an archaeological repository, research facility and information center. This
amounts to approximately 4 acres.

LOS RIOS COMMUNITY COLLEGE DISTRICT
“The Los Rios Community College District has applied has requested approximately 50,000

square feet of warehouse space (1 bay) on slightly less than 2 acres. This property would be
used for a district-wide consolidated storage and warehousing facility.

STATE EMPLOYMENT DEVELOPMENT DEPARTMENT

The State Employment Development Department has requested a negotiated sale of 100,000
square feet of warehouse space and 75,000 square feet of office space on approximately 5 acres.
This property would be used as a consolidated warehouse facility, and mass mail computer
operations print facility.

PRINCIPLES FOR RECOMMENDING PUBLIC CONVEYANCES

> The Army Depot site represents a difficult challenge for development by the private
sector for the following reasons:

- The site is in a location that suffers from traffic congestion and is distant from
both Highway 50 and Highway 99.

- The entire site is designed for one use and lacks basic infrastructure (roads and
bridges) to serve multiple tenants.

- The site has significant problems with deteriorating infrastructure, building code
deficiencies and ADA compliance

- There is ample vacant industrial land in the immediate vicinity that is less
encumbered.

> Successful development of the site is dependant on the investment of significant funds in
the renovation or replacement of failing infrastructure, and demolition or renovation of
existing buildings ir.to compliance with local building codes and ADA requirements.

»  Successful development of the site is dependant on dedicating virtually all land sale
proceeds into basic infrastructure for the site.

> To assist with the revitalization of neighborhoods adjacent to the Army Depot, the City
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and County of Sacramento propose to establish a redeveiopment project encompassing
the entire site.

SPECIFIC PUBLIC CONVEYANCE GUIDELINES

> Uses by the public agency should be compatible with privaie uses anticipated in adjacent
ared-.
> To be ccnsistent with the goals and objectives of the Reuse Comruission, the

estzblishment of public uses o1 the site should create jobs and/or provide the capacity to
expand or enhance existingz public programs.

> To te consistent with the goals for development of the site, Public conveyrnce o the
proparty c.1 the site should inclide some form of cortiioution by the recipient towar< the
infra.ructure and local services that are needed to support the site.

APPLICATION OF PRINCIPLES AND GUIDELINES

Pianning sta:7 have evaluated each public conveyance request to ensure consistency wi'h
proposd uses on adjacent property.

In addition, the Office of Economic Development has made an assessment of the "fair share”
level of financial participation for each agency in the infrastructure financinz plan.

Determining ‘i.e appropriate financial participation of each agency is accomplithed by reviewing
two factors:

1. The level of devele yment impact fees that would be collected on a private project

2. The amount of property tax that would be captured by a private project if a
redevelopment project.area was established. '

Due to the significant infrastructure requirements of the Army Depot site and the minirn~! land
values in the area, it is critical tha: as much land as possible be devoted to uses that carr, 5 fair
share of the required infrastructure improvements. If any portion of the 485-acre .2 1S
conveyed wii'iout participation in fees or taxes, the financial burden for the site will have tc be
shifted :o0 the remaining parcels or paid for by a public subsidy. ‘

~ The estimated participation levels in the financing plan are based on the provable land-use

designation for the regnested site and the projected fees and taxes that would be collected for
each acres of land fror a private user.
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In the case of the Corrections facility proposal, the land requested on Florin Perkins Road could
likely receive entitlements for office use. Based on this use on 30 acres, preliminary projections
indicate a need to collect development fees of up to $8.0 million. In addition, property taxes
~ collected over a thirty-year period would have a present value of $10.3 million.

As another example, the property available for a Caltrans Maintenance Yard would likely be
designated for industrial use. Based on this use on 50 acres, preliminary projections indicate
a need to collect development fees of up to $5.3 million. Property taxes collected over a thirty-
year period would have a present value of $3.45 million.

Agencies requesting land could participate in the financing by:

Payment of impact fees or property taxes in a lump-sum amount.

Payment of fees or taxes over an extended period.

Transfer real estate assets of similar value to the City or Redevelopment Agency
Purchase the property from the Army or the City — with the land sale proceed
dedicated to the infrastructure improvements.

Reimbursement agreements with the City or SHRA for local services provided to
the Agency.

Reimbursement agreements with the City or SHRA for capital improvements that
mitigate impacts of agency operations.

The method of financial participation will vary from agency to agency depending on various
legal restrictions placed on different agency funding sources.

Below is a summary of these opportunity costs associated with each proposal:

Land Use Acres Impact Fees Present Value Total
(Millions) of Tax
Increment
(Millions)
Corrections 30 $8.0 $10.4 $18.4
Subtotal

30 $8.0 $10.4 $18.4 ||

Army Enclave 79 30.0 30.0 $0.0

CSUS

Caltrans 50 $5.3 $3.5 | $8.8 |
City Fire 8| $1.9 $1.2 $3.1
2 50.2 801 $0.3
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Il—Su‘c.A.\tz‘J | 149 $7.4 $4.7 $12.2

TC+L 179 §15.4 $15.2 £30.6

MARE. .TABILITY CF REMAINDERL OF SITE

The or v convevance ‘hat could detrac. from the marketability of the site is t'. Corr:ctions
Recepti on facilizv. Thi. location sevzrely restricts the potential for deve.onment Z:- the “vstern
portion of the undeve!sp«d property. Tnerefore, it is recommended. that this pz- .2l be « “fered
to Caltrans for the maintenance yard. Caltrans will have access to the sitc from Lruitriuze.

The Corrections facility will not have any significant impact on the development of the northern
pt -idoa of the site.

FECOMMENDATIONS
The Army and the City should:

> Determine by September 1994 whether Caltrans has the ability/willingness to participate
in the infrastructure needed for the project.

> Determiae by Scptember 1994, in consultation with the Sacramsat: Yousir., and
Rcdevel spment Agency, wheiher redevelopment financing can be v »1 to sunpert the
i mastre.ure cosis associated with the CSUS (Manufacturing Techrclczy Centel) and
City Fir» Department.

> Attempt to accommodate the other applicants through leasing arrangements.

Specific business terms for approval of the public conveyance to State Corrections is add:=ssed
in the financing sectior of this report.

The McKinney Homeless Assistance Act provides homeless service providers wi‘: the
opportunity to acquirs space at closed military installations - typically at no cost. Add:iticaally,
receivers of property undc: this act are not required to contribute to sitewide infract cture
improvement costs. Therefore, transfzr of property under this Act will increas~ :ne fin-ncial
burd-n for infrestructurs improvements to the rest of the site. Requests for pro,::ty uncer the
McKinney Act liave priority over State and local rzquests. There are no regulations th.t limit
the amount of space that may be requested by an agency.

As previously discussed, California Emergency Foodlink has requested 18 acres of 1and on the

Sacramento Army Depot sitz. Since it is not possible at this time to determine the amount of
acreage that weuld be removed from the financing plan under the McKinncy Act, the preferred
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development plan does not include the commitment of any property to homeless providers.
However, staff has prepared a separate analysis on the financial impacts of losing approximately
40 acres for this purpose in the Development Plan Chapter.




CHAPTER 9. PREFERRED LAND USE PLAN

PURPOSE AND INTENT

The Army Depot Land Use Plan is intended to be a guiding framework which will lead the
- Depot from its role in protecting national security to one which serves the interest of the local
community economically, culturally and environmentally. The opportunity presented at this time
is significant in that the potential benefits to the City are vast, including the ecor.omic
revitalization of the local neighborhood and to the City as a whole, business development, job
creation, the restoration and preservation of environmentally sensitive areas and providing public
open space.

The Land Use Plan provides development requirements and guidelines for 295 net acres (not
accounting for McKinney Act screening) of developable area within the 485 total gross acres of
the Army Depot and converts it to an attractive light industrial park with approximately
2,750,000 square feet of both new and existing building area. This does not include the areas
currently under consideration for transfers to Federal, State, and Local agencies. The park
encourages a mix of appropriate .uses that provides economic diversity, facilitates employment
of displaced Army Depot employees, provides employment opportunities for local residents,
provides jobs for increasing income levels and provides a stronger tax base for Sacramento.

The Land Use Plan includes development standards and design guidelines that:

> define districts within the reuse area;

> specify appropriate land uses within the development;

> encourage reuse of existing structures for building "recycling”;

> specify design parameters of new structures;

> define a continuous pedestrian circulation system that encourages walking and alternative
modes of transportation;

> provide a strong tree and landscape concept that creates a pedestrian-scaled and tree-
shaded environment; and

> sensitively integrate natural resource areas as open space within the reuse area.

PLANS AND POLICIES
GENERAL PLAN LAND USE DESIGNATION

The existing General Plan land use designation for Sacramento Army Depot is Public/Quasi-
Public - Miscellaneous. The majority of the lands surrounding the Depot are designated
Industrial and Heavy Commercial or Warehouse. This Plan maintains the existing General Plan
designation for the DoD portion of the property. The natural resource protection areas and little
league field will be designated Parks, Recreation, Open Space. The remaining lands will be
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redesivnated Industrial. The Industrial designation includes lands designated for most industrial
manufacturing processes and activities.

The s;ecific entitlement includes a General Plan Amendment of 406+ acres from Public/Quasi-
Fuablic - Miscellaneous to 83.1+ acres of Parks, Recreation, Open Space and 322.9+ acres to
Industrial (See General Plan Designations, Exhibit 9.1.).

SOUTH SACRAMENTO COMMUNITY PLAN LAND USE DESIGNATION

The evisting South Sacramento Community Plar designation for the site is Induswaici. This
d=sign: don is consistent with the proposcd land use plan and wiil remain on the di.veloped
portior. site. The Industrial Commuaity Flan desigration provides for a wide rarze of w: es that
fall within the indusirial category, such as manufacturing, fooc: processing or warehousir.g. The
natural resource protection areas and little league field will be designated Parks and Op=n Space.

The sr=cific entitlement includes a South Sacramento Community Plan Amendment of 3.1+
acies .yrom Industrial to Parks and Open Space (See South Sacramento Comm :..:ty Plan
Designations, Exhibit 9.2.).

ZONING

Originally, the cite was zoned Hea 'y Tndustrial (M-2). Upon the initiation of th- Reus= Planning
roces, the s.ie was rezoned to be designated as an jnterim Special Planning Disiact (S7D).
The e. ‘sting zoning of the site, therefore, :s M 2(SPD). The Interim Special Piann:ag L strict
addreiess allowed and Special Perniit uses, a3 well as performance standards. The .:*erim
Speci' . Plannirg District will rem:in in effe . until the City sells the propza~ .0 a p.ivate
deve per. Upon sale, the Interim Special Piaaning District is replaced with th: perr-anent
Spec: u Planning Distict and specific developmient guidelines included in the Y.ard Use ian.
The proposed zoning of the site is Agriculture-Open Space (A-OS SPD) for the natural resou ce
protection areas and Little league field, and Heavy Industrial (M-2 SPD) for the remainder of qie

site.

The specific entitlement includes a Rezone of 83.1+ acres from Heavy Industrial (M-2 SPD)
to Agriculture-Open Space (A-OS SZD) (See Zoning, Exhibit 9.3.).

ASSUMPTIONS

MARKETING ANALYSIS AND STRATEGY/FINANCING

The City of Sacramento, as a master developer of the site, intends to lease space in an @s is
condidon. This wiil raise capital which, along with EDA Grants, future land cales and
Redevelopment income, will provide funding for site iinprovements which will render large

parcels ready for sale. The Marketing Analysis and Strategy is discussed in Chapters 5 ar:d 6.
The Financing Plan is discussed in Chapter 11.
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EXEIBIT 9.1. GENERAL PLAN DESIGNATIONS
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BUILDING RETENTION/DEMOLITION

The City of Sacramento will lease in an as is condition on an interim basis. Upnn sale of the
property to piivate interests, all buildings will be demolished except for sel*:t warehouse
structures, Building 555, and Building 320. Specific building retention and demolition
recommendations are discussed in Chapter 7.

PUBLIC CONVEYANCE/MCKINNEY ACT REQUESTS

Tae City of Sacremen™ is re»ammending approval of the public convevanc: i=quests to the
Lepartment of Correcticns, CEU3, and the City Fire Department. Gther 4pplications have been
received, but are not being recommended for approval. In addition, four McKinney Act
applications have been received. These inciude:

> California Emergency Foodlink with 2 request for Buildings 221, 243, 244, 245 , 246 and
247, :

> Operation Santa Claus with a request for Building 253;
Vietnar~ Veterans ith a reguest for Building 140; and :
The Sacramento Housing Alliance with a request for Building 149, Building 140,
Building 600,603, and 604. '

McKinney Act applications take precedence over the goals of the community. Although the
applications are not recommended in the Land Use Plan, their ex sience cannot be ignored.
Since the application from the California Emergency Foodlink appear likely to receive approval,
a map (Exhibit 9.4.) has been included to depict the changes this would have on the preferred
land ust plan. Chapter 8 discusses ti:2 specifics regarding public conveyance requests.

PHASING, PARCELIZATION AND INFRASTRUCTURE

In the Phasing, Parcelization and U»frastructure Chapter, Chapter 10, a proposed plan is
advanced to parcelize the site, to make the necessary improvements to facilita'= the development
of parcels in the order proposed, and to finance these improvements through inierim leasing,
EDA Grants, future land sales, and Rzedevelopment income.

IMPLEMENTATION

The following outlines the steps the City of Sacrainento will complete prior to the sale of
property to a private developer:

1 Adoption of the Reuse Plan.

2. Reuse Plan is approved or modified by the Department of Army.

3. City applies for Economic Development Conveyance (July 1994).

4 City begins a1 active role in leasing existing facilities (November 19G4).

5 Upon approval of an Economic Development Conveyance, and the EIS ROD the City
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will take control of the property (June 1995).

6. When funds permit, the City will make investments necessary to prepare site for
development ir. the order listed in the Phasing Plan.
a. trunkiine iniTastructure to scrve the perimeter of proposed parcels
b. demolition.

7. Uron sale, and prior to development, the SPD Development Guidelines become effective.

Once the property is sold !0 a private developer, the developer must complete the following
steps:

1. Submit an applicatina for a Parcel Map and Special Permit, as required by the SPD
- Cuidelines, anid any other necessary entitlements. , ‘
2. Cnce the application for Parcel Map amd Special Permit is received, the City of
Sucramento will condnct an eavironmental review and prepare the necessary document
a> vequired o CEQA.

3. The Parcel *{ap reqiiies revisw by the Subdivision Review Committee.

4, Tue City Piznning Commission must review and approve the Parcel Map and Special
Parmit.

5. Tne Parcel Map must be recorded, with all conditions of approval satisfied.

6. Ary new structeres or modifications of existing structures require a Building Permit.
The Buildiag Permit will ensure compliance with all Special Pr.omit Conditions of
approval.

INTERNAL CIRCULATION

The street system is designed to create a hierarchy of strects within the reuse area. The system
designates primary ioadways, secondury collectors and local roadways (Fxhibit 9.5.). The
streets and their respective categories are listed below:

Primary Roadwavs Secondary Collectors

Marshall Avenue Mindanao Street

Midway Avenue Corregidor Street

Kwajalein Street Marianas Street

Attu Street Intermediate east-west and north-south streets

The Primary Roadway (Exhibit 9.6.) and Secondary Collector (Exhibit 9.7.) street right-of-ways
are in accordance with the City of Sacremento’s street design standards. The cross sections
include a six foot wide Class II bike iane on each sice of the streat, eliriiatior of on-street
parking, and detached sidewalks. Local roadways have right-of-ways and =ross sections which
are in accordance with City of Sacramento street design standards, including attached sidewalks
and on-street parking.

The street design standards and guidelines are established to create a strong street system,
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EXHIBIT 9.5. STREETS
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SECONDARY ROADWAYS

EXHIBIT 9.7.
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providing a cohesive, visually interesting and unified image with a sense of identity, distinction
ani quality. The landscaping shall provide tree-shaded pedestrian corridors, establish a
pedestrian-s-ale for ti:e develonment and encourage water conservation through the selection of
lz..dscape materials and practi.es.

1.

SIDEWALKS AND BIKE PATHS

The sidewalks (Exhibi: 9.8.) are in accordance with the City design star.dards of streets.
Th- urimary roadway'. include five foot detache:d wal's, ten feet behinc ‘he curb line or
bot: sides of th= stic:t. The ce~ondary colleciors include five feot deoched walks o
bot- sides of the strex‘, seven i=et betind the curh line. The local roadways include a
five toot attached wali: on both sides of the street.

The bike paths (Exhib:* 9.9.) or. primery roadways and secondary collectors are on-street
and six feet wide. On-street parking has been eliminated to acco:nm :date ti.e bike paths.

STREET TREES ANIT LANDSCAPING

The street trees and landscaping (Exhibit 9.10.) shall establish a strong visual and
ptvsical framework for the development, recalling the quality urban environments that
w-re established years ago in Sacrai:ento through the creation of strong street tree
pientings.

Tte major si¢. :alized entries into the project at Marshall Avenue, Midway Avenue, Attu
St eet, and Kwajai=in Street shail be considered impertant areas for landscape treatments.
T.iz should L accorplished through: the use of walls, and orcherd-like planting of
fi swering acceri trees of a singular sp.:cies at sach entry. Tle trees include:

E:ctern Redud Ce:cis canad~rsis

Crzpe Myrtle Lagerstroem;a indica
Beverly Crabapple Mzius "Beve:ly’

India:1 Summer Crabapple Maius ’Indian Summer’
Pink Princess Crabapple Malus 'Pink P-incess’
Robinson Crabapple Malus "Robinson’

Sarg=nt’s Crabapple Me:alus "Sasgenii’

Aristocrat Pear " Pyrus calleryana ’Aristocrat’
Czpital Pear Pyrus callery~na ’Capital’
Chanticle~r Pear Pyrus calleryana 'Chantcleer’
Redspire Pear ' Pyrus calleryana 'Redspire’

The landscape treatment along Fruitridge Road and *‘lorin-Perkins Road shal! consist of
informal tree plantings to screen parking areas and ornamen:al trees to fram< views of
buildings and pedestri.n walkways to buildings. Shrub plantings shall be in large masses
to create a unified composition and to complement the scale of the architectural
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EXHIBIT 9.8. SIDEWALKS
i #an f 5 Design Standards and Guidelines for Streets |
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EXHIBIT 9-9. BIKE PATHS
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EXHIBIT 9.10. STREET TREES AND LANDSCAPING
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treatments in this area. Plantings shall be used to screen parking areas and create interest
at pedestriz.1 areas.

The Marshall Avenue, Midway Av=nue and Kwajalein Street tree planting sh2ll express
grand boulevards and shall be planted with formal rows of trees in a triang.'a” pattern
at fifty feet on center. Midway Avenue, in particular, shall be piant=d with 2 deciduous
tree with brillient orenge red fall color t highlight the importance of this central axis.
Th= trees along Mars!.>’t Avenue and Kwajalein Strest shall be London Plar "Yarwood’
(:atarus acerifolia *Y.vwood’). The irees aleng Midway Avenue shall b-. Red Maple
(£.cer rubrum ’Autum: Blaze’).

T;.> Attu Street tree plantings shall be designed as 2 la: dscape feature, allowing the use -
o: ~olumnar-tvoe trees to p-ovide a "hedgerov/" aestheri~ within the rzuse area. Formal
rcivs of trees in a single rcw confizvration shall be pla:ted thirty-five feet on center with
a -umgular tre2 species. Tre traes shall be one of the following:

C: !umrar Norway Maple Acer platanoides ’Columnar’
Pyramidal Ezropean Hombeam Carpinus betulus 'Fastigiata’

P -camidal Tulip Tree Li-iodendron tulipfera 'Fastigiata’
Fautigiate English Oak Quercus robur 'Fastigiata’

The secondary coilestors consisting of Mindanao Street, Corregidor Strret and other
‘intermediate east-wes: and nort'.-south streets shall each express 4 smeiler scale strest
character and wil! be planted wita medium height iwees at thirty-five feet i ceater. Each
street shall be planted with a singular species of tree. These include:

Redmond Linden Tilia americana "Redmond’
Chancellor Linden Tilia cordata ’Chancellor’
Glenleven Linden Tilia cordata *Glenleven’
Greenspire Linden Tilia cordata ’Greenspire’
Olympic Linden Tilia cordata ’'Olympic’

The minor east-wsst or north-south streets shall express a more utilitarian landscape
treatme:nt because these areas are service and loading area entries. Ti:refar:, informal
screening type plantings shall be enccuraged with such tree types as the foliswing:

Bronze Logquat Eriobotrya japonica

Mayten Tree {aytenus boaria

Evergreen Pear Pyrus kawalami

Coast Redwood Sequoia se:npervirens 'Soquel’

COMMUNITY FREIGHT RAIL SPUR

The land use plan also allows for the development of a community freight rail spur at the
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northwest comer of the site. The community rail spur could be developed for the
businesses on an as-needed basis.

4. REGIONAL TRANSIT BUS TURNAROUND FACILITY

Regional Transit has requested that a bus turnaround facility be provided at the Army
Depot site. An ongoing bus turnaround facility will allow RT greater routing and
schedule flexibility in providing bus service to the Army Depot site. The bus turnaround
location should be developed with RT’s input and should be directly accessed from
Fruitridge Road (probably in the vicinity of Marshall and Midway Avenues). The bus
turnaround facility should be constructed in accordance with RT’s design standards.

DESCRIPTION OF DISTRICTS

The Land Use Plan proposes four districts (Exhibit 9.11.) that allow differentiation between
areas of the Depot. '

DISTRICT A

The area bordering Fruitridge Road and Florin-Perkins Road, between Attu Street and Fruitridge
Road is defined as District A (Exhibit 9.12.). The goal of this district is to encourage mixed
uses along the perimeter of the development to take advantage of the high visibility and create
a strong visual image and edge along Fruitridge Road and Florin-Perkins Road. The land uses
within the district encourage a mix of uses including office, research and development,
educational/vocations/training, retail, and other services. The emphasis is on uses that provide
a distinguished image for the development which take advantage of the excellent visibility,
accessibility to public transit and proximity to the local neighborhoods. District A includes 62.5
acres.

DISTRICT B

The existing warehouse are is defined as District B (Exhibit 9.13.). The area is defined by the

existing warehouses, bordered by Marshall Avenue on the west, Corregidor Street to the north,
Mindanao Street to the south and Marianas Avenue to the east. As the "heart” of the project,
the area will blend a significant amount of existing buildings into a functional, aesthetically
pleasing and cohesive core for the remainder of the project. The adaptive reuse quality the
historic visual character of the buildings and their proximity to botii Fruitridge Road and Florin-
Perkins Road- are important consideration within this area. Land uses within District B provide
an appropriate mix to allow the flexibility of uses to utilize the existing warehouse buildings.
Warehouse, light industrial, manufacturing, office, and service uses are encouraged. District
B includes 71.5 acres. V
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EYHEIZSIL 9.11. DISTRICT ARZAS

Figure 3, Distnct Areas
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DISTRICT A

EXHIBIT 9.12.

Figure 3. District "A” Arex Plaa
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EXHIBIT 9.13. DISTRICT B
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DISTRICT C

The remainder of the developable area, excluding public conveyance requests, is recommended
as District C (Exhibit 9.14.). The area is bounded by the Southern Pacific Railroad to the west,
Corregidor Street to the north, the DoD to the South, and Marianas Avenue to the east. Land
uses within this district shall be consistent with industrial-type uses, including office, industrial,
manufacturing, research and development, distribution and warehousing. District C includes
. 78.4 acres.

DISTRICT D

The area to the west of the existing warehouses and the area to the south of the Department of
Corrections site is District D (Exhibit 9.15.). This district is an open space area protecting
existing sensitive natural resources and the existing baseball field south of the Department of
Corrections. 1t is anticipated that active and passive open space uses, pedestrian and bicycle
trails and habitat mitigation will be sensitively integrated in this area. District D has a total of
83.1 acres, which includes 63.8 acres of habitat preservation, and 19.3 acres for the existing ball
field.

SPECIAL PLANNING DISTRICT GUIDELINES
DISTRICT A (Exhibit 9.16.)
1. Goal

To encourage mixed uses along the perimeter of the development to take advantage of
the high visibility and to create a strong visual image and edge along Fruitridge Road and
Florin-Perkins Road. Since this district is high visibility, the building setbacks and
landscape setbacks exceed the requirements outlined in other districts. It is important
that this perimeter maintain the highest quality development standards to create the strong
visual image.

2.- Phasing

The land use plan calls for the removal of the existing Post HQ building. This provides
easier access to the existing warehouses, establishes a strong visual access down Midway
Avenue and provides direct pedestrian access to Fruitridge Road from Midway Avenue.
A first phase alternative is to allow an interim use to occupy the building until demolition
and infrastructure improvements become feasible (Exhibit 9.17.). Upon sale of the
property by the City of Sacramento to a private developer, however, the Post HQ
building will be demolished.
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EXHIEIT 9.14. DISTRICT C
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EXHIBIT 9-15. DISTRICT D

= Wetland—like and Fairy Shrimp Habitat




BXEIBIT 9.1¢.

Figure 3. Distnct “A™ Area Plan
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EXHIBIT 9.17. PRESERVATION OF POST HQ BUILDING

Figure 4, Preservation of Post HQ Building
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Allowed/Prohibited Uses

All new development after p-irchase of the property by a private interest, shall require
Special Permit approval by the Planning Commission. The Planning “ommission will
review the uses to be sure they are consistent with the goals of the Reuse Plar, and will
review for compliance with the Development Standards and Cuidelin.:.  The
Development Standards have requirements which must (shall) be included as part of the
development projosal, as well as requirements which are encouraged “should, be part of
the proposal. The "shall" requirements must be iicorporated into ¢ :velopment plans,
while the "should” guidelines will be reviewed or a site by site basis < iring the Special
P=rmit process.

Eeight and Area Requirements
a. Height

Buildings shall not exceed 70 feet in height. If a mechanical penthouse is
provided, an additional 10 feet shall be permitted.

b. Development Intensity
The intensity of uses shall not exceed a floor area ratio (FAR) of 24 percent for

2] structures. The FAR is defined as gross square footage of all buildings on a
pcreel divided by the net square footage of the parcel.

C. Setbacks

Buildings and structures shall be setback at. least 15 feet from all rear and side
property lines. '

Buildings and structures shall be setback from the right-of-way the following

distances:

Fruitridge Road 100’ building/50’ land=cape
Fiorin-Perkins Road 100’ building/50’ landscape
Marshall Avenue 25’ building/25’ landscape

- Kwajalein Street 25’ building/25’ landscape
Midway Avenuc existing warehouse setbicks
Attu Streer 25’ building/25’ landscape
Secondary Ccilectors 25’ building/25" landscape

Office and administrative components of buildings may encroach into the setback
area of Fruitridge Road and Florin-Perkins Road no more than 39 feet, along no
more than 25 percent of the total building length (See Exhioit 9.18. for example
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EXHIBIT 9.18. FRUITRIDGE ROAD SETBACKS

Figur 6 Fruicidge Road Setback
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of the setback along Fruitridge Road).

Parking Standards

Parking ratios shall be in accordance with the City of Sacramento Zoning Ordiaance.
M=nufaciuring and warehousing, for example, shall be parked at not less than 1 space
- per 1,000 square feet gross floor area and not more than 1 space per 500 square feet
gr-ss floor ares. The office areas shall be parked at not less than 1 spacz per 400 square
fect gross flooz 2r=a and not more than 1 space for each 275 square feet gr:s floor area.
Retail uses shali b parked at a minimum of one srace per 250 square fee! gross floor
arc:.

" Cz->00l and vangcol parking 1s encouraged near the builling entries. Parking areas
st +.1d also be located between buildings if possible, to allow shared access to parking
ar as.

L-ndscaping/COpen Space

T-wanty percent of the net paccel area shall be landscaped, and shall be in accordance
with the City of Sacramento’s Water Conservation Ordinance. Landscape setbacks may
be ircluded zs part of the open space requiteinents.

I ~ndscaping withi* the parking lots sha’l ¢ in conformance with City standards and shall
b shaded SO percent in fiftes: years fror the installation of the parking !st. Trees in
tt.: parxing lot are encourag ' to be the ~ame type tc majniain a swense of continuity.
T.c trees, howover, should cot be the same type as the adjacent stzeet tre planting.

P:..rking areas adjoining the street should be screencé by the plactinent o! a hedge, not
exceeding 35 inches i height, adjacent to the parking area.

Building Orientatica

Buildirgs shall be lecated and oriented co that their entrances are visible from the major "
streets on vhich they facc, either Fruitridge Road or Florin-Perkins Road. Actve,
People-oriented furctions, such as administrative offices, cafeterias and child care
faciiiiies should face the “treet to the maximum extent possible.

"Main axes” shall be created along Marshall Avenue and Midway Avenue. Buildings

that front on Marshall Avenue or Midway Avenue shall have their entries face the same
avenues.

Lighting

Lighting within the parking areas shall be in conformance with City standards ‘or lighting
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10.

of parking lots. All parking lot, access drive and internal vehicular circulation areas
shall be illuminated.

Loading and Service Areas

Loading and service areas should be oriented away from the major streets and
neighborhood-oriented services and retail. Truck and vehicle storage yards shall be
screened from adjoining properties and public right-of-ways with a minimum six foot
high solid fence or wall. The fence or wall cannot be located within the landscape
setback area. To soften the appearance of the wall, landscaping treatments in the
landscape setback area should be utilized.

To the extent feasible, outdoor storage of materials should be minimized. Materials
stored outdoors shall be screened on all sides by a minimum six foot high solid fence or
wall. Under no circumstances should materials which emit odors, fumes or otherwise
cause a nuisance to neighboring properties be stored outdoors.

Trash enclosures shall have minimum six foot walls constructed of solid masonry
material with a finish designed of the same materials and colors as the adjacent buildings.
The trash enclosure shall have decorative solid heavy gauge metal gates and be designed
with cane bolts to secure the gates when in the open and closed positions. The perimeter
of the trash enclosures shall be planted with landscaping. The size of the enclosure shall
be adequate to accommodate the City’s Recycling Ordinance.

Trash collection areas should be designed to ensure that refuse and refuse containers are
not visible from streets and entry drives. Refuse collection vehicles should have clear
and convenient access to there areas. Trash enclosures shall not be permitted within any
setback areas.

All mechanical and electrical equipment shall be hidden from the view of the public, and
shall be as inaudible as possible along public thoroughfares. All electrical wiring shall
be underground or within the framing of the building. No conduit or wiring shall be
exposed on the face of the building.

Building Design

a. Building Facades

Building facades visible from Fruitridge Road, Florin-Perkins Road, Marshall
Avenue and Midway Avenue are encouraged to have active frontages consisting
of entrances, outdoor seating and windows. Plazas and pedestrian connections
to the major streets are encouraged to create an active and safe pedestrian-
oriented atmosphere.
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Buildings which create the appearance ol & collection of elemsnts that vary in
size, saape and material finish are preferred over buildings which are a single
large mass. Buildings that have walls that are off-set and profiles which step are
preferred over long flat uninterrupted wall pianes. Interesung roof forms on
smaller building elements are encouraged to contrast the fiat roofs of large
warehouse manufzsturing buildings. (See Exhibit 9.19. for examples of building
facade alt:mativces).

Fenestra:.on

Cfficz space, laboratorics, employee areas and other smaller scale use: should be
articulated as individual elements and shoulc havz a large percentagz of its facade
be windows. Tiese eicments should be oricnted toward the piimary stree:
exposure znd to the corner if applicable. Window openings are encouraged o
all facades to crea:= pattzrn and provide accent.

Architect:.ral featui2s :uch as skylights, canopies, éwnings, sunscreens, SCUppers
and downspouts stouid be treated as design oprucrtunities to add detail, color,
mater:al. and omnez.nent to the facade of the buildi* gs. The architectural treatment
of buiidings withir. :his area should be a higher levzi of design i1 finisi due to
the prominent strect exposure of each site. Building ‘nassing shouia be developed
to create interesting compositions and scale defining elements such as windows,
canopies and sunscresns should be used extensively.

Security bars on windows and doors of commercial buildings are aot allowed.
Building Materials

A combination of facade, finishes, and patterns is preferred over the use of a
single treatment. Acceptable materials include formed concrete, cencrete block,

metal and glass curtain wall, and plaster. Exposed roofs should be made of
metal.

DISTRICT B (Exhibit 9.20.)

1.

The development area defined as District B consists of the existing warehouse structures.
This District currently coniaias eight warehouses each with approximately 263,000 square
feet or a total of 2,104,000 square feet. Tais currently totals over 70 percent of the
Army Depot’s enclosed building area.

The warehouses were constructed to standards that make them less desirable in the
present market for similar space. These d=iliciencies include the following: exit doors

9-12




EXHIBIT 9.19. EXAMPLES OF BUILDING FACADE ALTERNATIVES

Figure 19 Building Facade Allerrauves
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have inadequate width, corridors are not rated, exterior stairs from second level are
unsafe, inadequate exit signage, poor ventilation in some offices, low floor to ceiling
iieights, poor lighting, inadequate sprinklering, inadequate maneuvering room between
the structures for large truck service and inadequate ADA accessibility.

The warehouses do include features that provide positive opportunities for future
development. These features include their value as an existing building resource, natural
daylighting, metal frame structural system, dock height floor and interesting architectural
esthetics. The buildings have been well maintained and are in generally good conditions.

The proposed concept for District B would ultimately remove approximately half of the
existing warehouse space and introduce new buildings, parking and truck access to create
a functional, aesthetically pleasing development area.

Phasing

There have been four alternatives explored for the demolition and reuse of the existing
warehouse structures (Exhibits 9.21 and 9.22.). Two options identify retention of a
portion of the warehouses, supplemented by new construction. The other two options
selectively demolish the warehouse structures, identifying no new construction. Since
the City of Sacramento will be implementing demolition, the City will choose the
alternative prior to the sale of the property to a private developer. As previously
mentioned, approval of the California Emergency Foodlink Application will alter the
recommended warehouse configurations (As shown in Figure 9-14).

Allowed/Prohibited Uses

All new development after purchase of the property by a private interest, shall require
Special Permit approval by the Planning Commission. The Planning Commission will
review the uses to be sure they are consistent with the goals of the Reuse Plan, and will
review for compliance with the Development Standards and Guidelines.  The
Development Standards have requirements which must (shall) be included as part of the
development proposal, as well as requirements which are encouraged (should) be part of
the proposal. The "shall” requirements must be iricorporated into development plans,
while the "should” guidelines will be reviewed on a site by site basis during the Special |
Permit process. '

Height and Area Requirements
a. Height -

Buildings shall not exceed 7( feet in height. If a mechanical penthouse is
provided, an additional 10 feet shall be permitted.




EXHIBIT 6.21. DEVELOPMENT ALTERNATIVE FOR WAREHOUSES




EXHIBIT 9.22. DEVELOPMENT ALTERNATIVES FOR WAREHOUSES
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b. Development Intensity

The intensity of uses shall not exceed a floor area ratio (FAR) of 40 percent for
all structures. The FAR is defired as gross square footage of all building: . a
parcel divided by the net squarc footage of the parcel. Reuse of thz exisung
warehou:: buildings is encouraged without creating significant impa-ts to the
overall development.

C. Setbacks

The setbacks shall respect the existing buildings and their relationship with the
praposed right-of-ways. Along Midway Avenue, Marshall Avenue, Mindanzo
Sireet, Corregidor Street, and Marianas Strest, new Suildings and structures shdl
be serback rrom the right-of-way a distance equai to the existing buildirg & alk
piancs. A tulk pirae is defined as the location of a building wall or walls in
relation to the adjacent property line. The landscape setbacks shall equal .he
building setbacks.

B:.ildings and structures shall be setback at least 15 fest from all rear and side
pidpacty lines.

Porking Srandards

Parking r-tics shall b= in iccordance with the City of Sacramento Zoring Ordir- nce.
Manvufaciiring and warehousing, for example, shall be parked at not i-:s than 1 7o2ce
pzr 1,00 sjaare foet gross floor ares anl aot more than I spice per “CJ sguare fnet
gross flocr area. The offic» areas shail be y;arked at not less thar I spece per 400 square
fect gross iloor area and not more than 1 space for each 27 5 square fe:  gross floor area.
Retail uses shall be parked at a minimum of one space per 250 square fect gross flcor
area.

Carpool and vanpool parking is encouraged near the building entries. Pariang areas
sivould also be located between buildings if possible, to allow shared access to parking
areas.

Landscap:g/Open Space

Twenty p~--cent of the net parcel arza shall be landscaped, and shall be in accordance
with the City of Sacramerto’s Water Ccnservation Ordinance. Landscape setbacks may
be included as part of the open space requirements.

Landscaping wi:nin the parking lots shall'be in conformance with City stand~rds and shail

be shaded 50 percent in fifteen years from the installation of the parking lot. Trees in
the parking lot are encouraged to be the same type to maintain a sense of continuity.
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The trees, however, should not be the same type as the adjacent street tree planting.

Parking areas adjoining the street should be screened by the placement of a hedge, not
exceeding 36 inches in height, adjacent to the parking area.

Building Qrientation
Buildings shall be 1ocated and oriented so that their entrances are visible from the streets

on which they front. People-oriented functions, such as administrative offices, cafeterias
and child care facilities should face the street to the maximum extent possible.

A "main axes" shall be created along Midway Avenue. - Building entries shall be
encouraged along the Midway Avenue frontage. '

Lighting
Lighting within the parking areas shall be in conformance with City standards for lighting
of parking lots. All parking lot, access drive and internal vehicular circulation areas

shall be illuminated.

TLoading and Service Areas

Loading and service areas should be oriented away from the major streets and
neighborhood-oriented services and retail. Truck and vehicle storage yards shall be
screened from adjoining properties and public right-of-ways with a minimum six foot
high solid fence or wall. The fence or wall cannot be located within the landscape
setback area. To soften the appearance of the wall, landscaping treatments in the
landscape setback area should be utilized.

To the extent feasible, outdoor storage of materials should be minimized. Materials
stored outdoors shall be screened on all sides by a minimum six foot high solid fence or
wall. Under no circumstances should materials which emit odors, fumes or otherwise
cause a nuisance to neighboring properties be stored outdoors.

Trash enclosures shall have minimum six foot walls constructed of solid masonry
material with a finish designed of the same materials and colors as the adjacent buildings.
The trash enclosure shall have decorative solid heavy gauge metal gates and be designed
with cane bolts to secure the gates when in the open and closed positions. The perimeter
~of the trash enclosures shall be pianted with landscaping. The size of r.he enclosure shall
be adequate to accommodate the City’s Recycling Ordinance.

Trash collection areas should be designed to ensure that refuse and refuse containers are

not visible from streets and entry drives. Refuse collection vehicles should have clear
and convenient access to there areas. Trash enclosures shall not be permitted within any
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10.

setback areas.

Ail mechanical and eleztrical equipment shall be hidden from the view of the public, and
shall be as inaudible as possible alon: nublic thoroughfares. All electricz. wiring shall
be undcrground or within the framing of the building. No conduit or wiiing shall be
exposes on the race of the buliding.

Buildir ; Design

a. X:ilding Facades

T"e design approach to the reuse of the warehouses encourages l.aving in tact
e-ist:~g architectural features and deteils where feasivle and within curr=nt
building codes. Modificatic 1s to tae buildings to bring them into corapliance with
current building and ADA regulations should be done in ways which respect and
are consistent with the architectural character of the warehouses. Additionally,
it is eacouraged that alterations be made to the warehouses whick improve heir
suiability for potential tenants in ways that continue and extend the industrial
vocabulary of the warehouses. '

New warehouse structure built within the warehouse district should be designed
no as rep. :as ¢ the exicting ware.iouse structures but a contemporary structures
which cc.nplement the historical buildings. Tae new buildings should car:y
c2ross important hesizontal datum lines from the existi.g buildirgs and atts-op¢
‘¢ co:tnue the thy hm and propo. “ons ir plan and elevation to create a vniiiad
1nage

The careful use of certzin elemen:s such as the use of a similar stitcturs! rucduls,
the shape and size of cpenings a.d their placerent and the win-ow and door
types wiii help to maintain a consistent look and feel with the existing
warehouses. The new structures should maintain the raised loxdiag dock/floor
elevation of the existing buildings and the continuous metal overhangs suspended
by cables. (See Exhibits 9.23., 9.24. 9.25. and 9.26. for examples o. warehouse
alterations).

b. Fenestration

- New openings should bz made in walls to make entries and to bring in additional
light and ventilation. These new cpenings should be similar in size and shage to
the existing openings and placed in locations which follow the horizontal and
vertical mcdule established by the existing doors and windows. Thre new dovrs
and windows shculd be similar in character and proportion to the existing
industrial metal sash.




EXHIBIT 9.23. EXISTING AND
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EXHIBIT 9.24. EXISTING AND PROPCSED WAREHOUSE ELEVATIONS
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EXHIBIT 9.25. EXISTING AND PROPOSED VIEW OF MIDWAY AVENUE

Figure 15, Present and Proposcd Development of Midway Avenue

Present View of Midway Avenue Looking South

Proposcd Development of Midway Avenue Looking South
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C. Setbacks

Buildings and structures shall be setback at least 15 feet from all rear and side
property lines.

Buildings and structures shall be setback from the right-of-way the following

distances:
Marshall Avenue 25’ building/25’ landscape
Kwajalein Street 25’ building/25’ landscape
Midway Avenue existing warehouse setbacks
Attu Street 25’ building/25’ landscape
Secondary Collectors 25’ building/25’ landscape

Parking Standards

Parking ratios shall be in accordance with the City of Sacramento Zoning Ordinance.
Manufacturing and warehousing, for example, shall be parked at not less than 1 space
per 1,000 square feet gross floor area and not more than 1 space per 500 square feet
gross floor area. The office areas shall be parked at not less than 1 space per 400 square
feet gross floor area and not more than'l space for each 275 square feet gross floor area.
Retail uses shall be parked at a minimum of one space per 250 square feet gross floor
area.

Carpool and vanpool parking is encouraged near the building entries. Parking areas
should also be located between buildings if possible, to allow shared access to parking
areas.

Landscaping/Open Space

Twenty percent of the net parcel area shall be landscaped, and shall be in accordance
with the City of Sacramento’s Water Conservation Ordinance. Landscape setbacks may
be included as part of the open space requirements.

Landscaping within the parking lots shall be in conformance with City standards and shall
be shaded 50 percent in fifteen years from the installation of the parking lot. Trees in
the parking lot are encouraged to be the same type to maintain a sense of continuity.
The trees, however, should not be the same type as the adjacent street tree planting.

Parking areas adjoining the street should be screened by the placement of a hedge, not
exceeding 36 inches in height, adjacent to the parking area.

Building Orientation




In most ceses, buildings should be located an:! oriented so that their entrances are vicible

fror1 the streets on which they front. Active, people-oriented functions, such as

administrative oftices, cafeteiias anc child care facilit'es should fzce the street to the
.2 zimum extent possivle.

A "main axes" shall be created along Midway Avenue, Marstll A ‘znue and Kwajaiein
Street. Building entries shall be encouraged along these fror-:ges.

Light'ug

Lichting within the parkine areas shall be in conformaiice with City standarcs for lighting
of parking lots. All parking lot, access drive and internal vehicular circuiation areas
shall be illuminated.

Loading and Service Areas

Loading and service arens should be oriented away from the maic - streets and
neig*sorhood-oriznted services and retail. Truck and ve.icle storage v.rds shall be
screened from adioining properties and public right-of-wzys with a mir, »um six foot
h.* solid f=nce or wall. The fence c¢r wail cannot be located withir tiie landscape
scitack area.  To soften the appearance of the wall, landscaping tre.:inents in the
la-~dscape sethack area should be utilized.

T.. the ext=nt feasibie, outdoor storage of materials should n= minimi-zd. Materials
stoved outcoors shall be screcned on &'l sidrs by a minimur+s six foot hig - sciid fence or
w-li. Under no circumstances should matcrials which emit odors, fum: s or othe:iise
cs.ise 2 nuisance to neighbcring properties be storea outdoors.

Trash enclosures sha'l hav: minimur: sin foot walls ceasiructed of sciid masonry
material with a finish 'esigii~d of the sarne materials and colcs as the adjar-»nt builcings.
The trash enclosure s;.ail hav: decorative solid heavy gauge metal gates ani be designed
with cane bolts to secure the gates when in the open and closed positions. Tre perimeter
of the trash enclosures shall 22 planted with landscaping. The size of the en~losure shall
be zcequzie to accommodate thie City’s Recycling Ordinance.

Trash collection areas should be designed to ensure that refuse and refuse containers are
not visible from stree‘s and en'ry drives. Refuse collection vehicles should have clear
and conven®snt access '0 there areas. Trash enclosures shall not be permutter within any
setsack creas.

All mechanical and ele~:rical equipment shall be hidden from the view of the public, and
shali be as inaudible as possibie along public thoroughfares. All electrica’ wiriag shali
be underground or within the framing of the building. No conduit or wiring shall be
exposed on the face of the building.
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9. Building Design

Building Facades

[+¥]

Building facades visible from Marshall Avenue, Kwajalein Street, Midway
Avenue and Attu Street are encouraged to have active frontages consisting of
entrances, outdoor seating and windows. Plazas and pedestrian connections to the
major streets are encouraged to create an active and safe pedestnan-oriented
atmosphere.

Buildings which create the appearance of a collection of elements that vary in
size, shape and material finish are preferred over buildings which are a single
large mass. Buildings that have walls that are off-set and profiles which step are
preferred over long flat uninterrupted wall planes. Interesting roof forms on
smaller building elements are encouraged to contrast the flat roofs of large
warehouse/manufacturing buildings. (See Exhibit 9.28. for building facade
alternatives). ' '

b. Fenestration

Office space, laboratories, employee areas and other smaller scale uses should be
articulated as individual elements and should have a large percentage of its facade
be windows. These elements should be oriented toward the primary strest
exposure and to the comer if applicable. Windew openings are encouraged on
all facades to create pattern and provide accent.

Architectural features such as skylights, canopies, awnings, sunscreens, scuppers
and downspouts should be treated as design opportunities to add detail, color,
material, and ornament to the facade of the buildings.
Security bars on windows and doors of commercial buildings are not allowed.
c. Building Materials

A combination of facade, finishes, and patterns is preferred over the use of a
single treatment. Acceptable materials include formed concrete, concrete block,
metal and glass curtain wall, and plaster. Exposed roofs should be made of
metal.

DISTRICT D (Exhibit 9.29.)

1. Goal

This area includes the baseball field are to the south of the Department of Corrections
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EXHIBIT 9.28. BUILDING FACADE ALTERNATIVES
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ard the area on the west side of the Army Depot which is designated as an open space
and natural resource protection area. It is anticipated that active and passive open space
uses, pedestrian and bicycle trails and habitat mitigation will be sensitively integrated in
this area. The habitat preservation areas and the little leaguc field i-ave the same zcning
designation of Agriculture-Open Space (A-OS SPD). The dcvelopment of the two areas,
howzver, is different. ‘The habitat preservation areas will have no structures, and only
minor anciuary uses. The little league field wili <ontain active recreation uses.

P-otection of Natural Rescurces

Thus area =n the west sisie of the Army Depot contains pools that are to be nrotected as
ha"iwat for the proposed endangered fairy sh-imp ir. confornance with grvernmental
poiicies. The total area of habitat protection is 63.8 acres. It should be ncted that this
recemmencation, as stated in the Biolozical Data Repor: - Fairy Shrimp, dated April 1,
1994 by Ebasco Envirormental Services, Inc., may change when th= USi"WS makes a
der.mmination of endangered sta*us. In accordance with the sarue document, the
foliowir.g yuidelincs shali be impizmented:

a. Place a "snow fonce" barrier around the two designated pools, at a distance of at
leacz 10 fect from the high wate: mark to protect the area from vehicie traffic or
other disturbance.

b. Place sign-ze at each pool to inform maintenance and other personnsl of the
nat:.2 of the protection desired, th signage should include words to the effect of
"Endangered Species Habitat" and a telephone to contact for more information.

Mosquito abatement applied to the pools . should consist only.of Bacillus
thusingensis or similar matesials that will not endanger fairy shrimp.

(@R

d. The drainage into the pools shall he protected to prevent the introduction of fish
or contaminants into the pools.

e. The drainage characteristicc of the pools shall be protected to preserve the
evaporativz qualities rather than introduce drainage or flow.

The copen space area also contains wetland-like areas that are seasonal depressions, but
lack wydric soils and other characteristics of jurisdictional wetlands. These areas should
be defined by a post and cable system, signed and identified for the education of
visitors. '

The enjoyment of this area by all will be ensured by making these areas "public”.
Educational information and signage is encouraged for people to understand the special
habitat, plant and animal life that inhabit these areas.
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3.

Allowed/Prohibited Uses

In the habitat preservation areas, the accessory uses that are customarily incident to any
of the approved uses shall be permitted in discrete open space areas. These include
picnic structures, benches, and the like. Under no circumstances shall any building or
structure, except those necessary for public accommodation or maintenance,. be
permitted.

The uses within the little league open space area are active recreation uses and any
accessory structures necessary for public accommodation or maintenance.

Landscaping

The open space area on the west of the Army Depot shall remain naturalized, non-
irrigated grass. Disturbed areas shall be seeded to match the existing grass type. Trees
may be planted along the Southern Pacific Railroad boundary for visual buffering.
Broadleaf evergreen drought-tolerant screen trees such as Russian Olive are encouraged.
Drip irrigation to the trees is encourage rather than spray irrigation.

SIGN GUIDELINES

Signage shall be consistent with current City Zoning Ordinance requirements, City Sign
Ordinance requirements and the following guidelines:

1.

Tenant Identification Signs - Attached

The sign criteria for the tenants are designed to aid in eliminating excessive and
confusing displays, and to enhance the appearance of the development.

Generally, tenant identification should be placed over the front entrance and alongside
the entrance doors. Overhead signs shall be well organized, consisted in materal, size
and fabrication techniques. Color and typestyle may vary if each coordinate well with
the building.

Intemaily illuminated signs with plastic faces are not recommended as they appear
unrefined.

One attached sign for each occupancy shall be allowed. The sign shall be located on the

- building -fascia, awning or storefront. The size of the sign shall be per the Sign

Ordinance, three square feet of sign area for each front lineal foot of building occupancy.

Detached Signs -

Detached signs shall be of a monument type. No pole signs will be allowed. Monument
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signs shall not exceed 12 feet in heignt. The size of the sign shall be per the Sign
Ordinance, one square foot of sign area for each lineal foot of street froniage. There
shall be only one detached sign allowed per parcel.

Buildire Aacdress Signs

The fur :tion of these signs are to identify the building address for visitors and the fire
department. Signs are typically located over the primary building entrance or on the
building facade orieated toward the primary vehicular roadway.

Signs should be either paintzd acrylic o metal letters such as anodized aluminum, brass,
bronze or stainless steel. Metal and painted finishes should be compatible with

architectural finishes and other building mounted signs. Illumination should be ambient;
internal il'umination is not necessary.

One sign per building is recommended.

Operational Infgrmation Signs

These signs, located on glass entry doors generally provide information regarding the
establishments, for example its hours of operation.

The signage may be vinyl or silkscreened individual letters. The color an:! typestyle
should be consistent with those selected for other building mounted signs.

General Construction Guidelines

Signage should meet all construction requirements of the State of California »nd the City
of Sacramento. '

All exterior signs shall be secured by concealed fasteners, stainless steel or nickel or
cadmium plated. Furthermore, all raceways, transformers, electrode box- s, switches,
wiring, conduit and access hatches shall be concealed. All exterior sigrnc exposed to
weather shall be mounted at least three-quarters inches from the building to p-.rmit proper
dirt and water drainage.

No sign illumrination shall cast a glare which will be visible from any nearby window,
street or drive. If signs are illuminated internally or by backlighting, the color and
iniensity of s ch lighting shall appear as an integral part of the overall architecture and
site design concept. Internally illuminated Jetters shall be of pan channel construction.

No formed plastic, laminated plastic or foam letters shall be used. Individual applied

letters should be of a color and thickness which avoids shadow distortions. All bronze
or brass used on signage must have a protective coating or must be polished on a regular
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maintenance schedule. Clear protective coating subject to deterioration must be removed
and reapplied, as needed.

Prohibited Signs

No flashing, moving, inflatable, or audible signs shall be permitted. No signs shall be
permitted on canopy roofs or building roofs. No sign of any portion thereof may project
above the building or top of the wall upon which it is mounted. No exposed bulb signs
shall be permitted. No off-site signage shall be allowed. No billboards, electronic sign
boards, or advertising signs changed on a regular basis shall be allowed.
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10. DEVELOPMENT PLAN

In the preceding chapters, market information and strategies for the site have been detailed,
along with recommendations on building demolition and guidelines for public conveyances. This
chapter builds on these previous recommendations to provide a comprehensive development plan
for the Sacramento Army Depot, referred to in this chapter as the Industrial Center.

This chapter provides information on phasing, financing, infrastructure, and methods to
subdivide the property into multiple parcels. The final section of the chapter provides a specific
recommendations on a preferred development plan. In addition, several financial projections are
provided to identify the impacts of changing the recommended plan.

The underlying assumptions in this section are as follows:

> 79 acres will be reserved for military enclave.
> 83 acres will be reserved for open space.
> 266 Net Acres will be available for the private sector or public agencies that can provide

financial commitments to needed infrastructure. This includes 212 acres for private
development and 54 acres for anticipated public uses.

> Land sales will generate $56,250 per net acre for site development costs.
> Rent for existing buildings will be $.12 per square foot per month (NNN).

> Target for leasing and sales is 115,000 square per year in order to fully develop the site
within a thirty-year period. '

> Infrastructure costs projected for the site are $19.2 million.
In summary, the recommended plan requires public participation of $8.6 million to support
demolition of obsolete structures and replacement of sub-standard infrastructure. It is

recommended.that a redevelopment area be established in this area to contribute $3.6 million,
and that $5.0 million be requested in federal grants to provide the balance of the funding.
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A. PHASING - 30 YEAR BUILD-OUT

The long-term objective for the site is to remove.all existing structures (except for building 5585,
and possibly some warehouse bays retained to preserve the character of Midway Avenue) and
repiace them vith mcre -fficient and employee-intensive developments. Replacemen: of the
existing buildings will take no mare than 30 years based on the objective to create jobs on the

property as quickly as possible.

Initially, it iz recommended that the equivalent of four existing warehouse buildings be retainec
fcr leasing  The specific warehouses that are rewined are identified in the Buildin
E.luation‘iYemolition Recommendations Chapter. The specific buildings are subject to zhang
de,.eading oa the prospective neds of public aid private tenants for this lease space. An outsi:
planning and design firm has developed specific options for retaining various configurations
warehouse space. This is discussed in more detail in the Land Use Plan Chapter.

In general terms, the phasing plan is based on three elements:

> Short-term development (3 to 6 years) of the frontage on Fruitridge Road for flex-space
o. warehouses. This property has the highest value since it has the highest visibility and
best proximity to major streets.

> Re-al of existing buildings in the short- and mid-term to the agencies that requested
pubiic conveyances and to the low-end of the piivate industriai market.

> Redevelopment of property with existing facilities and development of vacant property
in the mid- t¢ long-term with support of public investment from tax-increment revenues.

There are no plans to change the use of existing buildings to provide space for manuficturing
activities. Retrofitting existing buildings for current building codes would be prohibitive given
the minimal rents that can be achieved in these obsolete structures.

The building inventory projected for the site over the next thirty years is shown in Exhibit 10.1.
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B. FINANCING

This section 1dentifies the various elements that comprise the fiaancial portion of the
developincnt strategy. The first tv. parts addres: how public converances and McKinney Act
conveya. ces will impsct or contribn e to firancial requirement of t-= site. The third part defails
the variois revesues ¢<nd expenditi res that are associated with each financial entity associated
with this project (T:ust fund, Redzvelopment Area, and the Industrial Center).

1. FUBLIC CCNVEYANCES - OPPORTUNITY COSTS

In Publi~ Convevance chapeer it is recommended that all public ager.ies receiving ~cnveyances
muxe fiazncial commitments to fund a portion of the demolijon of existin:, buildings,
censtruction of adequate infrastructure for ‘the site, and any on- or off-site ervironmental
mitigation. Pa.ticipation in these costs can be achieved throuzh payment of impact fees,
purchase of land, payment cf in-lieu property taxes, or construction of infrastruci.re to serve
the site.

There are four groups of public conveyance requests that are currently before the Corp of
Engineers:

St:te Department of Corrections’

Ci.. of Sacramento Fire Department & CSUS Training Facilities
Ca. Trany “vzining Facility

All other: agencies

Yy ¥ v v

The finar-ja: partic:pation for each of these groups is outlined below:

State De:artment of Corractions

At the March 21, 1994 meeting of the Reuse Commission specific business terms w-re adopted
for partizipation by the S.ate De.artment of Corrections - in order to support the public
conveyance of 30 acres for an in.:.te reception facility.

Ir-liew cf direct participation for the construction of on-site infrastructure, the State has
te~tatively agreed tc fund:

$7 52 million in off-site inf{rastructure

$2.0 million for a !ocal government impact fee

§300,0'%) for gree :oe!t improvements

$100,050 per year starting in 1999 for fire protection services
$2.9 million for on-site intrastructure

These contributions approximate the funding that would have been received bv a private
development on the same site. In addition the City is pledging 75% of the new DV In-lieu
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fees that will be generated from the inmate population at the site starting in 1999.

Participation by the State Department of Corrections in the off-site infrastructure will support
the project in two ways:

a. Off-site mitigation measures for subsequent projects will already be completed
and will not have to be carried as part of the development costs for the project
(estimated at $4.5 million).

b. The City can supplant State funds designated for transportation improvements
- with local funds -thereby freeing up State funds for redevelopment programs and
services in the communities impacted by the closure of the Army Depot. This
financing approach will in-turn free-up future tax-increment funds to be used on

the Army Depot site for investment in infrastructure.

It will be the objective of the City to supplant all of the mitigation funding
committed by the State Department of Corrections. This in-turn will allow the
City to commit $1.0 million per year for redevelopment programs in the area
impacted by the closure of the Army Depot.

The preferred development plan includes these assumptions.

City of Sacramento Fire Depzrtment & CSUS Training Facilities

The opportunity costs associated with the public conveyance request from the City Fire
Department for a Training Facility and CSUS for a technology and insurance institute total $3.6
million. It is recommended that the City commit a porticn of the tax increment from a
redevelopment area that equals this amount. Itis estimated that 29% of the cashflow for a thirty
year period from a redevelopment area would be required to provide this level of investment.

The preferred development plan includes this assumption.

CalTrans Training Facility

Caltrans has requested 40 to 50 acres for the construction of a maintenance training facility. It
-is possible to place this use on the undeveloped property at the south end of the project. No
public subsidies for this use are recommended and Caltrans should be asked to provide the
financial resources to cover all opportunity costs associated with this project.

The preferred development plan does not include construction of this project on the site.

All other public conveyance requests

Several agencies requested use of warehouse space (as discussed in the Public Conveyance
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Chapter). Itis recommended that these agencies be considered for interim leases in the buildings
that will remain on the site.

2. MCKINNEY ACT PROVISIONS FOR PROVIDERS OF HOMELESS SERVICES

Federal Law provides homeless service providers with the cpportunity to acquire space at closed
military insta'lations - tynically at no cost. There are no reguiations that prohibit the amount
of space that may be requested by an agency.

At the current time, th> U.S. Army has entered into an interim lease with California Emergency
Food Link, = distribu-or of food products for homeless shelters. This agency has submitted a
rcjuest to & &ic U.S. Department of Health Services under the provisions of the McXinney act to
acquire buildings 221 243, 244, 245, 246 and 247. Operation Santa Claus has requested
Building 253, the Viet~am Veterans have requested Building 140 and the Sacramento Housing
Alliance ha: .requested Suildings 140, 149, 600, 603, and 604.

If a homeless provider acquires property under the McKinney Act, it is anticipated that they will
not participate in a fair-share allocation of the site development costs at the Depot as would a
private develocpment. Since it is not possible at this time to determine the amount of acreage that
would be rem- ved from the financing plan under the McKinney Act, the preferred development
pan does not include the commitment of any property to homeless providers. However, staff
has prepared a separz'> analysis on the financial impacts of losing approximately 40 acres for
this purpuses in the final section of this chapter.

3. FINAINCIAL COMPONENTS & CASHFLOW ELEMENTS

There are thres potential funding sources for the Industrial Center project - the trust fund that
vill be estzbiished with funding associated with the public conveyance to State Corrections, tax-
licrement from a new redevelopment area, and the cashflow from the development of the
Industriz! Center property. Below is a listing of the. types of resources and expenditures
associated with each of these three funding sources:

Trust Fund (to mitigate impacts of the Inmate Reception Facility)

Resources

DMYV In-lieu fees - the State provides local governments with revenues associated with
various DMV fees based on the resident population of the local community. Inmates that
occupy -the reception facility will be counted as part of the resident population of the
City. Therefore, the City will likely receive an increase in payments from the State.
Corre:tiors officials estimate this increase in revenues will be approximately $100,000
per year. City staff recommends allocating $75,000 per year of this projectsd revenue
to support the trust fund.
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Fire Services Contribution - the State will reimburse the City for fire protection
services offered by the City to the proposed project. Since the City has a fire station
immediately across from the site, no additional expenditures are anticipated to provide
this site with service. Therefore, the revenue from this payment is recommended to be
placed in the trust on an annual basis.

State Mitigation Reimbursement - The development of the Reception facility will
create several environmental impacts for the surrounding area. These impacts will likely
involve traffic circulation. The State has agreed to provide the City with a lump-sum of
$7.5 million to mitigate these impacts. The City must reimburse the State if this
payment exceeds a fair-share allocation to be determined by an infrastructure plan for the
site. It is the intent of the City to place this mitigation funding in the trust fund and use
other existing City resources to actually fund the mitigation projects. This frees-up the
State funding to be used for redevelopment programs.

State Impact Fee for Local Government - The State has a policy of providing a lump-
sum payment to the County in which a new facility is located. This fee has been
calculated at $2.0 million for this facility. City staff recommends that this fee be
directed to the Sacramento Housing and Redevelopment Agency for placement in the
trust fund. '

Greenbelt improvements - State law allows for landscaping improvements associated
with reception facilities to be constructed off-site and then be dedicated to the local
government. The State can fund improvements to local parks under this provision of
State law. The Department of Corrections has committed $300,000 for this purpose.

Interest Earnings - interest earned on the'unspent balance in the trust fund will be
retained by the trust.

Expenditures
Redevelopment Programs - the trust fund will be established with the objective of
providing $1.0 million per year in funding for local services that support the area in the
immediate vicinity of the reception facility. = The Sacramento Housing and

Redevelopment Agency will administer the programs funded by the Trust.

Redevelopment Area

Resources

Tax increment - redevelopment law allows a local agency to receive approximately 63 %
of the property tax generated by new development within the boundaries of a
redevelopment area (not including the 20% setaside for housing). For the purposes of
this analysis, it is assumed that only the tax increment generated from the Sacramento
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Army Depot will be considered for investment in required demolition or infrastructure.

In-licu property tax/Possessing interest tax o3 rental space - it is anticipated that the
Army or the City may manage t:2 lease of 1> existing warehouse spuce. Since
properties us:d by the governmeni would noi re on the regular tax role - it 1s
recomme vded that a property tax be colleci=¢ as part of thz rent and be dedicated to the
re cveiopment 2ea.  For private uses, possessing interest tax would be collected and
diecied towa:d the redevelopment area.

L.tovest earcinge - intorest earried on the unspent balan ¢ in the redevelopment areas
will be retained for fut.re use in the redevelop.nent area.

Expenditures

Redevelopm: it Prozrams - cashflow from the redevelopment area will b2 available for
infrastructut improvements, demolition, and land write-downs to aitract targeted
industries. ‘

Trarsfers to Indu::irial Center - a percentage of the tax-increment can be alle-2ted to
astivi'jes that su-port th: overall development of the site - for any type of dzvelvment.
It i~ recommended that the City commit & portion of the tax increment ficv (29%) from
thi~ cedeveloprient acea to support the infrastructure costs associaten with parcel
cor: =yed to t22 City Fire Department and CSUS. This transfer will have a present value
over 1 thi ty-year period of $3.6 million.

Industria! C- ater

Resources

Rent from re:na'uiing buildings - it is assumed that existing warehouses on the site can
be leased at 12 cents per square foot per month. The preferred devzlopment plan
assumes that 115,000 square feet 2 year of existing space will leased each year.

Land sales - after the site is cleaved of obsolete buildings and tenants a.e located for
existing space. it is assumec' that land sales can be made to private developers. Land sale
p1 sjecticas are predicated on the absorption of 115,000 square fest a year for both leased
space and new construction.

EDA Grants - given the soft industrial market, availability of Jarge tracts of vacant land
immed:ately adjacent to the site, and the heavy costs associated with demolition and
infrastructure for the site, it is anticipated that some federal fi: »ncial assistzace will be
required to fully-develop the site in a thirty-ysar time-fre.ae. Tne preferred deveiopment
plan identifies a need for $5 million in federal assistance from thz E-‘onomic
Development Administration.
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Redevelopment Funding - a percentage of the tax-increment from the redevelopment
area can be allocated to support the overall development of the site - for any type of
development.  See explanation above under the expenditure category for the
redevelopment area. :

Interest Earnings - is projected that all lease and land sale revenues associated with this
project will have to be recirculated into the project over the entire thirty years projected
for build-out. During periods where there is surplus cash available, these funds would
be invested with the interest earnings remaining with the project. '

Expenditures

Removal of obsolete buildings - virtually all of the buildings on the site are obsolete and
require substantial investment to comply with local codes and ADA requirements.
Initially, only those buildings (about half) that detract from the marketability of the site
or need to be cleared for employee parking will be removed over a three to six year
period. :

De:nolition of Usable structures - in time, isanticipated that virtually all of the existing
buildings on the site will to demolished to accommodate more intense and modern
development (except as noted above).

Infrastructure - this accounts for all costs associated with bringing roads and utilities
to the sites. Included is water, sewer, drainage, gas, and electric service.

Common Area Maintenance - durinz the time the existing buildings are being rented,
the Army or other entity will incur costs for security and maintenance of common areas.
The Army has characterized this effort as the "caretaker force."

Sales and lease commissions - it is assumed that the private sector will be involved with
the disposition of property and the lease-up of existing buildings. The disposing agency
will pay commissions, or the land values and rental rates received by the disposing
agency will be reduced to reflect compensation for private brokers.

Regional Impacts - a project of this magnitude will have various impacts on the
community surrounding the area. - Typically the City has collected impact fees on
projects of this scale (South Natomas, North Natomas, Railyards, Richards Boulevard)
to provide for a range of facilities - including police substations, transportation projects,
and cultural facilities. The regional impact fee for this project will likely include funding
for a portion of a police substation in East Sacramento and a contribution to the Power
Inn Folsom Boulevard Grade Separation.

~ If the Corrections conveyance is implemented under the business terms approved by the
' Reuse Commission - then no regional impact fees will be assessed to any of the remaining
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parcels.

The financing plari illustrated abeve is contingent upon establishment of a Redev2lopment Area
on the site, and on the receipi of $5 million in grants from the Economic Development
Administration (EDA). If the Redevelopment Area is not established, or if EDA grants are less
than anticipated, phasing of the project will be delayed until sufficient revenue is raised from
leasing of the r.opert to pay for necessary demolition and infrastructure improvements.
Borrowing funds for de ~lopment of the property is unlikely duz to the challenging nature of the
site, and of the market.

C. INFRASTRUCTURE & PARCELIZATION

INFRASTRUCTURE REQUIRED TO SUPPORT THE PREFERRED LAND-USE
ALTERNATIVE

WATER SERV'CE

Qff-Site Syste: 1 Capacity

The existing off-site watcr system consists of the City of Sacramento’s transmission mains
locat..d adjac-at to the site on Fruitridge Road, Florin Perkins F.0ad and Elder Cre:k Road. The
exis-ing water transmission main sizes in the roadways consist of the follc -ing:

Fruitridge Road 30-inch di.meter
Florin Parkins Road 24-inch diameter
Elder Creek Road 24-inch diameter

The existing off-site water system is adequate to serve the preferred alternative per City staff and
no ungrading of the water transmissica system will b~ required. Potential users with high water
demands will need to analyze the off-site water systein on a case-by-case basis.

Ca-Site System Regquirements

The on-site water dist~bution system will need to be extended to serve the southerly
undeveloped area of the Army Depot site. The new water distribution system will be installed
within the praposed roadway right-of-way, per the City of Sacramento design standards requiring
the placement of water mains in streets. All new sireets will require the installation of 12-inch
watecr mains to serve all adjacent properties.

The three aliernative land uses studied (all higher intensity than the preferred alternative) —
were all found to require the same water distribution system to be installed. Any identified high
water demand users will require a more in-depth, site specific water analysis. The current City
of Sacramento’s water design standards do not specify the different water demands based on
commercial and industrial land uses. Using the City’s design criteria the preferred altc native
will require installing 12, 16, and 20-inch diameter water mains as specified in Wiildan’s
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- "Infrastructure Report for the Phased Development of the Sacramento Army Depot". This
report also estimates the cost to install the new water main, valves and fire hydrants. The
number of required valves and fire hydrants has been estimated using the City’s design criteria.
- The valve location criteria requires no more than 1500 feet spacing and placement in a patten
such that the valves at no more than three separate locations need to be closed to shut down and
isolate the section of water main. ‘Double pumper fire hydrants have been based on the length
of 12-inch water main to be placed and at the design criteria maximum spacing of 300 feet along
the proposed new streets.

- The Army Depot staff has indicated the existing system is in good condition and there are no
known major repair requirements. The actual condition of the water system within the
Sacramento Army Depot will need to be confirmed by field testing and visual inspection. This
is particularly the case since it is assumed the City of Sacramento will eventually take over
- ownership and maintenance of the existing water system until needed improvements can be
made. City staff has indicated the field evaluation will need to include:

l.b Excavation and exposure of each of the different sizes of existing water mains at several
locations throughout the Army Depot to verify pipe sizes, type of material, depth of earth
cover, etc.

2. The cutting and removal of short lengths of water main pipe at several locations

throughout the existing water system will need to be done in order to assess the need for
any rehabilitation work.

3. Opening and closing of all gate valves throughout the existing water system to assess
their operation, as well as excavating and exposing several randomly selected gate valves
to determine their condition.

4. .An inventory of the number, type, age, and condition of all fire hydrants, including gate
valves, branch leads, etc. located throughout the existing on-site water system will need
to be taken.

S. Hydrant flow tests will need to be conducted to determine the Hazen-Williams "C’ value

for selected reaches of existing ou site water mains.

6. The size, depth, material, type of existing water services, the determination of whether
the domestic and fire-services are separate or combined, and their method of connection
to the water mains will need to be ascertained.

In addition to the above, existing water service locations, sizes and pipe material will need to

be identified. Depending on the size of the parcels, square footage of building space and the

- user’s water demand, additional, upgraded or new water services may be required.

The Willdan Report estimates that construction costs for the water distribution system necessary
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for phased development will run approximately $1,1286,875.

The construction costs can vary widely, depending on such factors as, but not limited to the
fcllowing:

1.  Existing ucsrs are conr-cted to the system and require a continuous water supply curing
construc‘ion.

2. Available spize and access to remove and replace th- existing water system. is limited.

3 Tae number of other itilitics requiring reconstru.ton or relocation anZ ne-zssary
coordination.

4. The si.2 of each constructior phase.

5. T, and quantit’ of pavement replacement.

6. Number of utility conflicts, etc.

SEWER SERVICE

OFff-Site System Capacity

The existing off site sewer szrvice is provided by an existing 15-inch diameter sewer outfall
pireline. Sacremaate County Water Division’s staif has determined the existing flow capacity
of the outfzll to be 2.68 .ng: with th pipe flwing full at a pipe s"ope of 0.00-1 ft/ft. The
oa-site guund »ater extraston and tre ment p’ At currently discharges appro: mately 12 to 15
million g.'lons per month, which equaies to 0. O to 0.50 mgd.

Using the -Zounty of Sacramento’s was'>aater design standards for commercini/industrizl land
u:zs of 1720 gallens average per acre p.+ <ay and 1200 galions per acre per day f-r inflow and
ir:ltatior (&I, the discharge is 1.87« mgd peak flow from tas proposed ‘31 acres of
developed rand

In summ=ry, th> cristing outfall pipe capacity is adequate to serve the proposed developed area..

On-Site Sewer System

The on-site sewage collection system will need to be extended to serve the southerly undeveloped
area of the Army Depot site. The new sewage collection system will be installed within the
proposed roadway right-of-way per the County of Sacramento design standards requiring the
pl.cement of sewer pipelines in public streets or public utility easements. All new sewar mains
will serve the adjacent properties.

The three alternative land uses studied (all more intensive than the preferred alternative) all
required the same scwage collection system to br installed. The current County of Saciamento’s
sewer design standards do not specify differer:c sewer discharges based on comme zial and
industrial land uses. U-ing the County’s desiga criteria, Willdan’s "Infrastructure R:port for
the Phaszd Development of the Sacramento Army Depot” indicates the locatior. of the required
sewage collection system and cost to install the new sanitary sewer collection sys:em and
maintenance holes. Without a detailed analysis of the pipe depth using current County Pipe
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slope criteria, a sewage lift station has been assumed to be required and included in the sanitary -
sewer cost to serve development. If the existing sanitary sewer system is required to be
removed and replaced, the new pipe slopes will result in a higher capacity lift station being
required. The number of required maintenance holes has been estimated using the County’s
design criteria for maintenance hole placement. The criteria requires maintenance holes at 400
feet maximum spacing along the proposed pipeline. The construction costs does include
maintenance holes required for the connection of a sewer service and lateral of the same size.

The County of Sacramento’s sanitary sewer design standards are the same for areas zoned
commercial and industrial. Any potential users with a magnitude or type of discharge
detrimental to the pubic system will require a more in-depth, site-specific sanitary sewer
analysis. ‘

The Willdan Report estimates that construction costs for the sewer collection system necessary
for phased development will run approximately 1,403,000.

The construction costs can vary widely, depending on such factors as, but not limited to, the
following: ‘

1.  Existing users are connected to the system and require service during construction.

2. Available space and access to remove and replace the existing sewer system is limited.

3 The number of other utilities requiring reconstruction or relocation and necessary
coordination.

4. The size of each construction phase.

S. Type and quantity of pavement replacement.

6 Number of utility conflicts, etc.

STORM WATER SERVICE

Off-Site System Capacity '

The existing off-site storm water discharge facility is provided by Morrison Creek, located along
the southeast, south and southwest perimeter of the Sacramento Army Depot site. Morrison
Creek has been improved to contain the 100-year design storm within its channel banks. The
storm water graphics include the 10-year and 100-year water surface elevation at the two pipe
discharge locations into Morrison Creek.

In summary, the existing capacity of Morrison Creek is adequate to serve the proposed
developed area, although, downstream, Morrison Creek has inadequate capacity to accommodate

peak flow.

On-Site Storm Water System

The on-site storm water collection system will need to be extended to serve the southerly
‘undeveloped area of the Army Depot site. The new storm water collection system will be
installed within the proposed roadway right-of-way or public utility easements per the City of
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Sacramento’s design standards requiring the placement of storm water pipelines in public streets
or public utility easements. All new storm water pipelines will serve the proposed 406 acres of
new land uses only. No off-site storm water, including the {low from the U.S. Navy and
Marin= Corps Reserve Center, Army Keserve Enciave and California National Guard proparties
will be collected y the ca-site stornn water system.

The current draft of the City of Sacramento’s storm water des:¢n standards uses the Modified
Ration.. Method Q = CIA) and does not specify different storm water discharges based on
commercial and 12dustrial acreage. The three aiternative land uses studied (all more intensive
than the preferred alternadve required the same storm water collection system to be installed.
The anrourt of runoff will vary depending on the site specific quantities of impervious surfaces
and landscaped and/or open space.

The design assumptions agreed to by City staff for the commercial and industrial land, uses a
Runoff Coeflizient of 0.9. -The rainfall intensity-duration curve is assumed to match the Gerber
Road gage (L WK #AOO0-3387-34) and uses a straight line interpretation between each given
storm duratior.. Using the City’s draft storm water design criteria Willdan’s "Infrastructure
Report for the Phased Development of the Sacramento Army Depot" indicates the location and
size of the required storm water collection systcn and cost to install the new storm water
collection :ystem a-d maintenance holes. The number of required maiatenance holes has been
estimated using the City’s design criteria for maintenance hole placement. The criteria requires
r.aintenance holes at 40C feet ma<imum spacing along the proposed pipeline. The Willdan
Report estimates construction costs for the storm water collection system to run $1,511,363.

1. ixisting users are connected to the system and require service during consiruction.

2. A.vailable space and access to remove and replace the existing drainage system is limited.

3. The number of other utilities requiring reconstruction or relocation and necessary
coordination.

4. The size of each construction phase.

5. Type and quantity of pavement replacement.

6. Number of utility conflicts, etc.

COMMSRCIAL RAIL SERVICES

Existing System

Commercial rail service is provided by the Southern Pacific Railroad which has a large
classification yard in Sacrmento. A branch line running to Stockton passes along the western
border of the | AAD. Since the SAAD is located in a large industral area, SP is frequently

10-14




operating in and around the immediate vicinity. If switch engines and road locomotives are
available, boxcars could be supplied with aminimum of difficulty. Both SAAD personnel and
SP officials agree that pickup from and delivery to SAAD could be done twice daily if needed.

Renovation of the first bays of Warehouses 5 and 7 to suit the earlier needs of the 11th Signal
Brigade led to removal of track in the area between these buildings.

System Requirements
As pointed out in the MTMC’s 1982 installation outloading capability study, significant

deterioration of depot track has occurred since it was laid out in 1946. More specifically, the
MTMC study stated that the existing facilities were below Federal Railroad Administration
(FRA) Class I safety standards, and that-the trackage probably could not bear up under
sustained heavy usage.

The improvements identified in the MTMC study include replacing all ties, realigning the track,
and replacing pavement where required. The cost of these upgrades in current dollars is
approximately $1,800,000. These improvements have been recommended regardless of any
reconfiguration of the track to accommodate new land use. The land-use alternatives studied
would not require any such reconfiguration.

ELECTRIC SERVICE

Qff-Site System Capacity

Although the existing off-site system has adequate capacity to serve the preferred land-use
alternative, it will be necessary to construct additional off-site facilities to configure the on-site
distribution to SMUD standards. A loop feeder may be considered if increased capacity and
improved reliability of service is required to serve the proposed land uses.

On-Site Electric System
To accommodate the alternative land-use alternatives studied, a new on-site electric system will

be required. The proposed system will be constructed in an underground joint-trench
configuration together with communications, cable service and natural gas. The system
backbone essentially was found to be identical for the three alternative land uses studied (all
more intensive than the preferred alternative). The following elements are proposed:

Primary Distribution: A new underground primary distribution system which meets SMUD
standards is proposed to be constructed along the public streets. The primary distribution system
will include main primary and local loop conduits and feeders, primary switching cubicles and
pull boxes. The cost for the distribution system is estimated at $1,875,000.

Building Services:  As the project develops, building services will be required. The building
. services. include the primary feeder to the subdivided properties, transformers and secondary
services to the individual buildings. At this time it is unknown what the cost of the building
services will be. The cost for building services normally is included in the budget for the
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building construction and is not part of the infrastructure cost. However, to establish electric
service to the proposed alternative, the cost of building services must be considered as part of

- the total development cost. The intensity of the electric load will determine the capacity and
number of transformers required.

City Standards

Infrastructure conditions studies are currently being initiated for on site facilities. The results
of these studies will give an indication of the remaining life of the facilities and th= potential
experses which will be involved when the City takes over the caretaker role for the site.

Infrastructure Phasing Plan

Exhibit 10.2. and Exhibit 10.3. below describe the various elements of the 11 phases planned
for this project. Exhibit 10.4. provides a map of the phases.

Exhibit 10.2. outlines the square footage of the:

> Facilities in each phase that are usable and will remain on the site in the short-
to mid-term (USABLE).

> Facilities in exch phase that are obsolete or that need to be removed for parking
o: to improve circulation (REMOVE).

> New Gross Building Area (GBA) that can be built on each phas: once existing
facilities arc 1emoved. '

Exhibit 10.4. outlines the phasing of the project and the cost of infrastructure associated with
each parcel.
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EXHIBIT 10.4. PROPOSED PHASES FOR INFRASTRUCTURE IMPROVEMENTS
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D. CASHFLOW PROJECTIONS
The analyses in this sectior take the financial assumptions and infrastructure phasing plans and
combine them with the dcvelopient objectives for the site (build-out in thirty years) to e:.ablish
projected cash-flcws for the three entities: Trust Account, Redevelopment Area, and the
Industrial Cent:'- Project.
Part 1 of this szction provides a recommended approach along with cashflow projections for:
Each entity without any firancial contritutions from one entity to the other.
The Industrial Center Project with a subsidy from the Redevelopment Area (SHRA)
The Industrial Center Project with a subsidy from the SHRA and U.S. Government

The preferred approach is to third scenario where the City and U.S. Governm.nt provide a
subsidy to the project.

Part 2 of this section provides projections for the following scenario:

> A homeless provider is given 40 acres at no - or virtually no cost
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1. RECOMMENDED APPROACH

It is recommended that both the City - through its redevelopment authority - and the U.S.
Government - possibly through the Economic Development Administration - invest in the
industrial center property in order to accomplish complete build-out of the site over thirty years.

Without a subsidy from both the City and the U.S. Government, the land sale and lease revenues
will not be sufficient to cover the infrastructure and carrying costs for the site.

Without any public investment the project has a negative cash position of $29.4 million (nominal
value). The discounted value of the cashflow-over-this period is negative $14.7 million.
Without any public investment provided to the Industrial Center project, the Trust Fund has a.
positive cash position of $49.4 million (nominal value). The discounted value of the cashflow
over this period is $14.7 million. With an annual expenditure of $1.0 million, the Trust fund
has a negative cash position of $5.9 million (nominal value). Without any public investment
provided to the Industrial Center project there is a positive cash position of $43.5 million
(nominal value). The discounted value of the cashflow over this period is $17.3 million.

The revenue from this cashflow can be used to:
Support infrastructure costs associated with the project

Write down land values for end-users in targeted industries
Reimburse the State Department of Corrections for expenditures above a fair-share

allocation.

> Reimburse the Economic Development Administration for any loans that may be secured
for demolition and infrastructure.

> Serve as a contingency in the event there are changes in redevelopment laws

Exhibit 10.5. illustrates the ending cashflow for the Industrial Center project for the end of each
period over a thirty year period on a cumulative basis with a commitment of 29% of all tax
increment generated by the Redevelopment Authority and with a lump-sum investment of $5.0
million from the U.S. Government for the initial demolition and infrastructure work required
on the site.

With this public investment the project has a positive cash position of $17.5 million (nominal
value). The discounted value of the cashflow over this period is approximately $4.2.
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2. IMPACTS OF CHANGES TO THE PREFERRED DEVELOPMENT PLAN
nv nder the McKinney Ac

If the Army or SHRA convey 40 acres to homeless providers at no cost, the following impacts
will occur:

> Approximately $2.5 million would be lost for the infrastructure financing. This amount

will have to be spread to other users.
> Acreage will be lost for development that could have supported 100 to 300 employees

more than what would be used by a homeless provider.
> The project will produce less tax growth (see page 10-26) -

narios with Changes in Real Property Appreciation

The Development Plan in this chapter assumes the appreciation of real estate at 3% per year
during a 30 year period. If property were to appreciate at 2% per year, for example, the
availability of tax increment revenues would be reduced. In order to pursue a goal of building
out the site in 30 years, additional subsidies would be required for the project. These subsidies
could come from the Economic Development Administration or the tax increment from the
redevelopment project. If additional subsidies were not available, the City would have to extend
the time frame for development of the site from 30 to 35-40 years.

E. SUMMARY OF INVESTMENTS

Successful development of the Army Depot will require the active participation of the City, U.S.
Government and the U.S Army. Below is a summary of the role for each:

CITY: $3.6 MILLION
> Invest 29% of all redevelopment fund proceeds ($3.6 Million)

> Provide public subsidy to uses that may attract new development to the site (CSUS
Manufacturing Technology Institute and the California Insurance Institute).

> Provide active uses for site - Fire Training and CSUS Institutes

ECONOMIC DEVELOPMENT ADMINISTRATION: $5.0 MILLION
> Contribute to infrastructure develbpmcnt (35.0 Million).

U.S. ARMY
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> Expedite Ecornomic Development Conveyance to the City
> Receive a s5.-are of nct profits during the first fifteen years of the project.

> Army wil: l»ave site free of toxics.

F. NECESSAY. v IMPLEAENT LTION MEASURES FOR DEVELOPMENT PLAN

In order to insure siizcess of the City’c Reuse Plan, several iraplementatica steps will need to
be taken in the nc - future. The foilewing section outlines these steps, and the proposed
timeframes for thes: wuciions. : :

> Develop terr: and conditions for the proposed. Economic Development Conveyance that
can be supported by the Army (June 1994).

> Prepare an a'wiication of Economic Development Conveyance that can be submitted to
the City Cou - iI (July 1994). '

> Evaluate bene .. i on-site infrastructure work by Corrections on the rest of the site (July
1994),

> Track Authori-. -z Legislation for Corrections Facility (June-August 1994)

> Init- e discusswas vith public agencies that will either receive land or rent existing
facii -«e3 (Augus: 1994)

> Identify roles a. i responsibilities for various staff and agencies in the operation and
management of -~ Facility when it is turned over to the City (August 1994).

> Draft agreements wvith State Department of Corrections for the Reception Facility (June-
August 1994)

> Identify levels of inaintenance, security, insurance, and marketing for property (August
165 5). :
> Draft Master Lease terms and Conditions for the period between approval of the

Economic Develo,ment Conveyance (Estimated October 1994) and transfer of title
(estimated May 19-5)

> Initiate marketing of .: site to private sector (November-December 1994)'.' The focus
of the City’s initial effort will be directed at the local industrial dzvelopment commu-ity.

> Work with the Army i1 lease up a sufficient amount of existing space, befofe-:May 1995,
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to provide the necessary cash flow to cover City expenditures for marketing (which will

begin in November/December 1994) and maintenance and security (which will begin in

May/June 1995).
Concurrent with efforts to develop basic cash flow requirements,- establish a

redevelopment area.  This will involve requesting OEA Grant funding for a
Redevelopment Survey.

Request OEA funding for a drainage study leading to a conceptual overall site concept
for drainage (See Opportunities and Constraints Chapter for Details).

Once basic cash flow requirements are met, the City will actively pursue grants from the
Economic Development Administration to provide infrastructure for District A parcels.

Work with Public Works and STA on providing $7.52 million worth of infrastructure by
1999 (July-May 1995)

After basic cash-flow is secured, and efforts are initiated to obtain public investment, the
City will begin implementing the public sector development projects on the site.

Accept title to the property in May\June 1995.
Establish a Redevelopment Area which includes the Army Depot site (July 1995).
Implementation of the proposed development plan will involve a partnership with the City

(Planning, Economic Development, Public Works), SHRA, and the private development
community.
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CITY OF SACRAMENTO

, CALIFORNIA

OFFICE OF THE CITY MANAGER 915 I STREET, #301

OFFICE OF ECONOMIC DEVELOPMENT SACRAMENTO, CA
95814
916-264-7223
FAX: 264-8161

November 10, 1994

Susan Krinks

US Army Corps of Engineers

Attn: CESPK-RE-MC

1325 J Street

Sacramento CA 95814

Subject: Revised Economic Development Conveyance Application - Sacramento Army Depot

The City of Sacramento is pleased to submit this revised Economic Development Conveyance
application for the Sacramento Army Depot. This application has been revised from our August 4,
1994 submittal in accordance with the new DoD guidelines.

Previously we had requested you deny all public benefit conveyance requests. This is no longer an
issue. In order to accommodate the City’s reuse efforts, four public agencies have formally rescinded
their requests. The fifth has modified its request for a building compatible with the City’s plan.

We had also requested modification of McKinney applications. This, too, is no longer an issue. Two
applications were denied. One, which is compatible with the City’s plan, was approved. A fourth was
approved, however the City has agreed to finance their relocation to an alternative site so as to not
impact the reuse of the base.

We have enjoyed working with your Department on this landmark base conversion.

Sincerely,

ﬁlFarley/ %

Economic Development Manager

cc: Mayor Joe Serna, Jr.
Councilmember Darrell Steinberg .
Bill Edgar, City Manager
Robert Thomas, Deputy City Manager




1. PROJECT OVERVIEW

A.  General Description of the Property Requested

The Sacramento Army Depot is located approximately seven miles southeast of downtown Sacramento.
The Depot occupies 485 acres. The site is located within the Florin-Perkins industrial area. The
property is located entirely within the City of Sacramento.

The City of Sacramento requests conveyance of the entire base less:

- “The 79 acres on the southern portion of the site to be retained by the Department of -
Defense as a military enclave;

- - The four buildings (numbers 244, 245, 246 and 247) and truck scales granted to a
McKinney applicant (Foodlink); and

- Two building requested by CSUS (numbers 320 and 423).

Consistent with Foodlink’s McKinney application, the City requests they receive just the actual
buildings. The City should hold title to the property between the buildings, which will be dedicated for
right-of-way. The City will grant appropriate easements to Foodlink.

In addition to the actual site, the City requests conveyance of all remaining equipment. This is an
important element in the redevelopment plan. The equipment currently used to maintain the base will
allow for continued common area maintenance. This and all other equipment will be used to enhance

economic redevelopment.
B. Description of the Intended Uses

The Sacramento Army Depot Reuse Plan (the redevelopment plan) details the intended reuse of the
Depot as follows: ‘

] Promote the reuse, revitalization, and diversification of the Army Depot with special '
emphasis on industrial development;

o Use the Army Depot to expand the local industrial base through diversification and
increased manufacturing activities;

L Promote and maintain employment opportunities, particularly for the underemployed,
those in need of obtaining a new skill, and the economically disadvantaged.




E.

Economic Impact of Closure on Local Community

Sacramento economy is highly dependent on government and military employment.
The Sacramento Army Depot was one of Sacramento’s largest employers.

Its closure has resulted in the loss of 6,700 permanent jobs (3,700 primary and 3,000
secondary jobs).

The Army Depot closure resulted in a loss of over $273 million in annual economic
impact for the Sacramento region.

Financial Condition of the Community/Redevelopment Prospects

The unemployment rate for the area surrounding the Sacramento Army Depot is nearly
13.5%, a full one and one-half times the unemployment rate for Sacramento County.

The Sacramento Army Depot qualifies as a blighted area under the California Community
Redevelopment Law. :

Buildihgs at the Depot average 50 years old. They are uniformly deficient ir terms of
compliance with modern fire safety standards, Americans with Disability requirements
and current municipal building code. The buildings are severely obsolete.

Surrounding properties also qualify as blighted. Procter & Gamble closed a plant last
year across the street from the Army Depot, resulting in a loss of 700 jobs. Lease rates
have declined and still vacancy rates are higher than the rates in other industrial areas.
Construction and business activity within the surrounding area has not kept pace with that

citywide. :

The City is establishing a Redevelopment Area around the base that will permit local
property tax revenue to be used to provide transportation improvements identified as
mitigation measures in the Environmental Impact Report for the Sacramento Army Depot
and to finance necessary infrastructure improvements to enable private usage of the base.

Conveyance Consistency with Redevelopment Plan

To counteract the severe distress caused by the Depot’s closing, the City is intensifying
its cfiorts to diversify the economy.

The Sacramento City Council created the Sacramento Army Depot Reuse Commission
whose mission was single-fold: to increase economic development activity in Sacramento.

The adopted Reuse Plan and the EDC are consistent with the President’s Community
Reinvestment Program which places jobs-centered property disposal that puts local
economic redevelopment first.




The EDC and the Reuse Plan both focus on private-sector reuse of the former military
installation. The primary emphasis of both is the creation of jobs to replace those lost
due to closure.




JOB CREATION

Economic Development Conveyance of the Army Depot to the City will enable the City to lease
1.8 million square feet of the site to Packard Bell Electronics.

The site will be used by Packard Bell, the world’s third largest computer manufacturer, as its
headquarters and main factory, bringing diversified jobs to a government town and helping to
expand our base economy.

Packard Bell Electronics is projected to employ approximately 3,000 persons with an annual
payroll of $60 to $80 million. ' :

The secondary economic impact of the company’s activities in Sacramento will result in an
additional 2,000 to 2,500 jobs and generate $40 to $60 million in additional annual payroll for

the region.

The reuse of the Sacramento Army Depot by Packard Bell Electronics will rapidly replace in
full the number of jobs lost to the Depot closure.

Approximately 750 to 1,250 of the jobs will be entry level jobs. These are permanent positions
with benefits and are in a targeted industry. Jobs will be offered first to former Depot
employees, residents of nearby neighborhoods and residents of the high-density unemployment

areas in the County.

In addition to the jobs in production, assembly and warehousing, Packard Bell Electronics will
offer jobs in the full spectrum of administrative support services as well as technical and

engineering operations.

In addition to the relocation of 1,200 to 1,300 permanent jobs from the Los Angeles area,
Packard Bell will be hiring 1,700 to 1,800 new permanent employees.




3. BUSINESS AND DEVELOPMENT PLAN

A. Development Timetable, Phasing Plan and Cash Flow Analysis

Summary of Reuse Plan Approach

The Reuse Plan for the Sacramento Army Depot includes a market analysis and strategy, and a
development plan with phasing plans and cash flow analyses. A fundamental assumption to these plans
was that the 400 acres available for reuse would be subdivided into standard-size industrial parcels (10
to 20 acres) over a thirty-year time frame. This remains the most likely approach to develop the site
in the absence of a single-user.

In order to subdivide the site into standard parcels, approximately $19.2 million for public
infrastructure, site preparation and demolition expenses would be required. The current land values in
the area indicate that the Army Depot property is worth approximately $14 million. Therefore, use of
a static analysis of the property results in negative value. :

With such a large parcel, a static analysis can overstate the value of a parcel — since it is unlikely that
anyone would purchase a site of this size in one transaction. The City assessed the value of the site
over a thirty-year period to provide a more realistic value. The long-term development program in the
Reuse Plan contemplates leasing the property as-is for several years, with proceeds being used to
demolish obsolete structures over 20 years. Integrated into this plan was the use of some parcels by
public agencies.

Under this long-term development program, the Army Depot property requires approximately $8.6
million in subsidies to make it affordable for development. The City proposed to use $3.6 million in
local property taxes over a thirty-year period, and pursue $5.0 million in infrastructure grants from the-
Economic Development Administration to provide the necessary subsidy to attract development to the
site. With these subsidies, the City projected a present value of $4.2 million in net profits for the
overall project over thirty years. Without the subsidies the project would have a negative present value
of $14.7 million.

-Proiections under the Proposed Lease-Purchase Agreement

Subsequent to the preparation of a long-term development plan, the City identified a single tenant
(Packard Bell Electronics) that can lease-purchase 214 acres immediately.

This proposed lease-purchase agreemert is a very unique opportunity for the City and the Army and
creates more value than the development program in the Reuse Plan.

The proposed agreement calls for Packard Bell Electronics (the Tenant) to spend $17 million in
renovating the existing facilities for use as an assembly and distribution facility, and $9.0 million for
relocation costs. In addition, the City is providing $3.4 million of the $4.8 million for off-site traffic
mitigation required by the Environmental Impact Report prepared for the property.




California Emergency Foodlink (McKinney Act) and California State University at Sacramento (Public
Benefit Conveyance) would be the other tenants on the site. These tenants would be responsible for
providing infrastructure to their parcels and sharing in common area maintenance expenses.

Attached are exhibits that detail the financial participation of all of the tenants over a 15-year period.
The first exhibit (Attachment 1) provides assumptions for various occupancy costs that will be incurred
by the Tenants. These costs include rent, common area maintenance, on-site infrastructure, and off-site

infrastructure.

Foodlink and CSUS will not pay rent. It is assumed that they will receive their buildings free of
charge. The City’s Tenant will pay rent equal to the debt payments on the Tenant Improvement and
Moving Loans. The Tenant’s rent payments are limited to these costs, since the total occupancy costs
for the Tenant actually exceed the market rent for the area.

The common area maintenance charges are based on estimates provided by the current contractor on
the site (Johnson Controls). These charges are spread based on the estimated square footage of each

tenant.

On-site infrastructure includes the public roads and utilities to provide access to Foodlink and CSUS.
These costs are spread based on the estimated square footage of each Tenant. :

The off-site infrastructure includes traffic mitigation costs associated with the entire development.
These costs have been allocated to each Tenant based on the estimated square footage that will be

occupied.

The second exhibit (Attachment 2) provides a cash-flow of the revenues and expenditures associated
with the overall development of the site. Included in this cash-flow is the purchase price of the 214
acres that will be occupied by the private tenant. The Tenant has the right to purchase the site for
approximately $6.8 million in year ten of the lease. Also included is projected sales price ($2.9 million)
for the remaining undeveloped land in year eleven at the same price per acre. This remaining
undeveloped land is not included in the lease with Packard Bell and requires significant road and
drainage improvements to permit development. Therefore, it is somewhat speculative that this revenue

will be realized.

The final exhibit (Attachment 3) provides an analysis of the occupancy cost for each tenant over a 15-
year period. This analysis indicates that the private Tenant will pay approximately $.21 cents a square
foot per month to occupy 1.8 million square feet at the Depot. This cost exceeds the fair market rent
in the area. The Tenant is willing to pay this cost for two reasons:

] The State of California passed special legislation this year allowing Tenants at the Army Depot
to receive special State tax credits. The Sacramento Army Depot is the only military installation
in California that has these special tax credits. These credits represent $2.0 to $3.0 million per
year in savings for the City Tenant. These savings offset the higher occupancy costs.

° The time required to renovate the facilities at the Depot, versus building new facilities, is
- providing substantial operating savings to the Company.




The analysis also indicates the occupancy cost for Foodlink and CSUS are extremely reasonable and
therefore should not preclude them from participating in a fair-share of infrastructure and maintenance
costs.

B. Market and Financial Feasibility Analysis

Net Proceeds

The cash flow analysis indicates that under the proposed lease-purchase agreement the present value of
the property is $6.2 million (using a discount rate of 5%).

This value is substantially higher than values projected under a long-term development program. The
Reuse Plan indicated a present value for the property of negative $14.7 million without any public
subsidies, and a present value of $4.2 million if a public subsidy of $8.6 million was spent on the
project in the first few years of the development program.

Proposed Consideration or Payment to the Department of Defense

Under both the Reuse Plan and the proposed lease-purchase agreement, there is no value or profit
created for the City or the Army for ten years. Therefore, the City is not in a position to provide a
cash payment to the Army at the time of the Economic Development Conveyance (projected for
January-March 1995).

The City proposes to provide the Army with a $5.0 million second-trust deed at 3% per annum on the
property due and payable in the tenth year of the lease or upon purchase of the property by the Tenant.
The note would be worth approximately $6.8 million in year 10 of the lease. All payments on the note
will be deferred until year 10.

The difference between the present value of the property ($6.2 million) an the note . ($5.0 million)
reflects a reduction for a portion of the cash that is being invested by the City as part of the project.
The City is providing $3.4 million in cash to pay for the off-site mitigation requirements of the Tenant,
and approximately $200,000 in incidental costs associated with securing the lease with the Tenant. The
City proposed that only one-third of these expenses ($1.2 million) be deducted from the value of the
site for purposes of determining a payout to the Army. The balance of the City costs are reflected
below in the discussion of the City investment and risk in the reuse of the base.

Estimated Fair-Market Value of Property

The estimated value of the property based on the Reuse plan is $4.2 million. This value excludes a
commitment for the City to provide $8.6 million in subsidies for infrastructure and other site

development costs.

The value of the site based on the leasé-purchase agreement is $6.2 million. This excludes City
expenditures for off-site mitigation and incidental expenses of $3.6 million.

The City offer of $5.0 million is in the middle of the two values.




C. Cost Estimate and Justification of Infrastructure and Other Investments

Tenant Improvements 17 million

The projected budget for renovations by the Tenant is included as Attachment 4. These expendir.ures
will make the buiidings in compliance with building codes and provide utility service to support the

Tenant’s activities.

On-site Infrastructure 1.4 million

This cost is based on an engineers estimate for the infrastructure needed to subdivide the Army Depot
into multiple parcels. This cost reflects the cost to build a public street with all utilities that could serve
both Foodlink and CSUS. The City will require Foodlink and CSUS to build a street and turn-around

that provides access to both parcels

Off-site Improvements 4.8 million

The Environmental Impact Report (EIR) for Sacramento Depot indicated several specific mitigation
measures for traffic generated by the Sacramento Army Depot. Based on the findings of the EIR, the
City is required to collect a fair share from each tenant on the Depot for traffic mitigation. The $4.8
million estimate is based on the Army Depot’s share of impact associated with over $80 million in
transportation improvements needed in the Florin-Perkins Industrial area. Attachment 5 provides a table

identifying these costs.

D. Local investment and proposed financing strategies for development

State Tax Credit $40 million

The Tenant required the City to obtain special State legislation (to make the site a State Enterprise
Zone) in order to make the Army Depot a viable option for their facility. The City introduced special
legislation on August 19, 1994 through a local State Senator. The Legislation was approved the State
Legislature on August 31, 1994 and signed into law by the Governor.

This special legislation provides Tenants at the Army Depot with State tax credits for hiring certain
employees from disadvantaged groups. This tax credit is worth approximately $2.0 to $3.0 million per
year for the Tenant.

City Loan B $27 million

The City is providing all of the financing for the Tenant’s building renovations and moving expenses.
This Loan is secured by the lease-purchase agreement. If the Tenant were to default under the lease,

the City would be liable for the loan payments.




City Off-sites $2.4 million

As part of the lease-purchase agreement, the City is obligated to pay for all of the Tenant’s off-site
- mitigation as required by the EIR. The City share of the $4.8 million in infrastructure is estimated at
$3.4 million. These costs are typically deducted from the land value of the property. The City is
proposing that only $1.2 million of these costs be deducted from the land value. The balance, or $2.4
million, will be contributed from local City road funds.

Redevelopment Area 2 million

In order to provide for the long-term development of the area around the Depot, The City is creating
a redevelopment district. This district will allow the City to direct property taxes collected from the
Depot property, to be invested in the long-term management of the property. It is projected that the
property tax from the Tenant’s property will be $200,000 per year, or a present value of approximately
$2.0 million over the term of the lease.




4. INAPPROPRIATENESS OF PUBLIC. BENEFIT
CONVEYANCE

The traditional approach to public conveyances — where the City is treated as a buyer and the Army
acts as the seller — does not work for sites that have severe constraints for reuse.

The Sacramento Army Depot has several constraints for redevelopment:

- Many buildings on the Depot are functionally obsolete and/or out of compliance with Uniform
Building Code and Americans with Disabilities Act (ADA).

- The spacing of the buildings will not permit easy access by large trucks to warehouse bays.

- Internal road network cannot be opened up to public access — streets must be operated as
private driveways with limited access through secured gates.

- Underground utilities are geared for one end use and most do not meet the standards of the City,
the County, or the affected utilities. ’

- Many roads and intersections in the area are operating or will operate at unacceptable levels of
service.

- Light Rail service near the Depot site is not in the local transportation authority’s 20-year plan
and bus service to the area is currently minimal.

- Large quantities of developed and undeveloped land are available in surrounding area without
any of the constraints that encumber the Army Depot site.

Paramount among these constraints is the condition of the infrastructure. The total cost of infrastructure
upgrades is estimated to be $19.2 million.

This cost of required infrastructure improvements exceeds the value of the land (even if it was fully
cleared and available for development) by an estimated $5 million. Consequently, successful
development of the site is dependent on obtaining $19 million for renovation or replacement of '

infrastructure and buildings.

The City of Sacramento is committed to securing the necessary investment to implement the Reuse Plan
through a combination of sources including private development and public investment through

redevelopment and grant funding.
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5. FAIR MARKET VALUE

Not applicable — City proposal falls within range of fair-market estimated values.
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6. LRA’S LEGAL AUTHORITY

The City Council of the City of Sacramento is recognized by the Army as the local redevelopment
authority. The City has legal authority to acquire and dispose of property. Following is the Office of
the City Attorney’s findings regarding the City/Redevelopment Agency’s legal authority to property

acquisition and disposal.

QOFFICE OF THE
CITY ATTORNEY

SAMUEL L. JACKSON
CITY ATTORNEY

TILODNOKE 1. KOBEY, 1.

ANSINTANT ATY ATTORNEY

WILLJAM I'. CARNAZZO

ANSISTANT ATY ATTOKNEY

{CITY OF SACRAMENTO

CAUFORNIA

July 18, 1994

921 TENTH STREET
SUITT 700
SACIAMENTO, Ca
O3814-2717

1PH 916-264-5346
FAX 916-2(4-7455

DCrUTY CITY ATTORNEYS
RICHARD F. ANTOINE
RICHARD £ ARCHIRBALD

DIANE I BALTER
CATHERINE H. BROWN

MEMORANDUM SHANA S. FALER
. . X JOSEPH McINERNEY
TO: . Debra Nvland, Economic Development SpecilalilSJUEA McNAR
F e ’ : TAMARA MILLIGAN-HARMON
City Manager‘’s Office JOE KOBINSON
FROM: Samuel L. Jackson, City Attorney

Theodore K. Kobey, Assistant City Attorney N
Diane B. Balter, Deputy City Attorney | -ﬁéf(B

RE: Statement of Redevelopment BAgency’s Legal Authority to
hcquire Real Property

The State of California’s Community Redevelopment Law 1s found in
"wnhe California Health and Safety Code (Sections 33000 - 33880).
Sursuant to Health and Safety Code Section 33200, the City Council cf
~he City of Sacramento has declared itself to be the local

redevelopment -~ authority/agency. Section 33351 authorizes a
redevelopnent agency to acquire and dispose of real property:

©33351. Within the survey area or for purposes of
redevelopnent an agency may:

(a) Purchase, lease, obtain option upon, acquire
by gift, grant, bequest, devise, or otherwise, any
real or personal property, any interest in
property, and any improvements on it.

(b) Acquire real property by eminent domain.

If you need additional information, please contact me.
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ATTACHMENT 3
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ATTACHMENT 4

Packard Bell’s Preliminary Construction Items

and Cost Estimates

Building 255 - Construction Start 11/94
Add suspended ceiling and lighting
Add HVAC System

Add conductive floor

Install new electrical distribution system
Instali compressed air

Install 30 bathroom stalls
Upgrade/replace sprinklers

Total @ 263,000 SF

Building 555 - Construction Start 11/94

Demolition

Add ceiling, lighting, flooring for demolished area (30,000 SF)
Remove existing sliding doors/replace with glass

Total ’

Building 150 - Construction Start 1/95

Upgrade HVAC system (capital equipment, ducting)

Install new carpeting

Demolish existing partitions/install new with metal studs/drywall
Install cabling

Install new phone switch

Install new ceiling and lighting

Total @ 111,035 SF

Buildings 251, 253, 257 - Construction Start 1/95

Add suspended ceiling and lighting (43,000 SF in bldg. 253)
Add conductive flooring (43,000 SF in bldg. 253)

. Add HVAC system (bldg. 251 & 43,000 SF in bldg. 253)

Install new electrical dist.sys. (50% of bldg. 251 & 43,000 SF in 253)

Install compressed air (50% of bldg. 251)
Install 90 bathroom stalls

Upgrade/replace sprinklers (50% of bldg. 251, 100% of 253 & 257)

Total

Site Improvements

Construct 60-foot link between buildings 251, 253, 255, 257
Install voice and data cabling across site

Total

Grand Total

$ 5.00/SF
8.00/SF
5.00/SF
4.00/SF
1.00/SF
150,000
—1.50/SE

$ 6,593,500

$ 50,000
15.00/SF
3.600

$ 503,600

$ 10.00/SF
7.00/SF
8.00/SF
1.00/SF
750,000
5.00/SF
$ 4,161,085

$ 5.00/SF
5.00/SF
8.00/SF
4.00/SF
1.00/SF
450,000
1.50/SF
$ 4,815,000

§ 945,000
200.000
$ 1,145,000

$17.218,185
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OFFICE OF THE ASSISTANT SECRETARY OF DEFENSE
3300 DEFENSE PENTAGON
WASHINGTON, DC 20301-3300

November 28, 1994

ECONOMIC SECURITY

Ms. Susan Krinks

U.S. Army Corps of Engineers
ATTN: CESPK-RE-MC

1325 J. Street

Sacramento, CA 95814

Dear Ms. Krinks:

RE: City of Sacramento Application for Economic
Development Conveyance of Sacramento Army Depot

The Office of Economic Adjustment, Office of the
Secretary of Defense, recognized the City of Sacramento as
the Local Reuse Authority when it awarded the City two
grants for planning reuse of the base in September 1992 and
a second this month. - OEA has worked with the City during
this time.

We commend the City for aggressively moving ahead with
planning and for the outstanding reuse plan which resulted.
The City has included community stakeholders in the process
and facilitated consensus.

Our view of the planning process is that it should be
flexible and dynamic in responding to marketplace
opportunities as they arise. The Packard Bell agreement is
a singular opportunity for the City and the dislocated Depot
workers. This will be an unusually fast replacement of lost
jobs. The City has responded to this opportunity creatively
and responsibly.

We hope the application will receive favorable
consideration. :

Sincerely,

Anthony R. Gallegos

Acting Director

Office of Economic Adjustment
Western Region
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DISTRIBUTION

Chief of Engineers
ATTN: CEHEC-IM-LH (2)
ATTN: CEHEC-IM-LP (2)
ATTN: CERD-L
ATTN: CECC-R

CERE-C (5)
DASA(I&H) (5)

16
02/95




